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Recommendat jons:
87th Series of Variations

The Committee approves Variations 1, 2, 3, 4, 5, 6, 7,
8, 10, 11, 13 and 16.

The Committee approves Variation 9 but urdes RCDC to
examine the possibility of increasing the size of cluster
developments to take full advantage of the housing potential on
Section 4, Bruce and also to ensure that development conditions
are strictly adhered to.

With regard to Variation 12, the Committee approves the
Variation and urges that the NCDC give consideration to
constructing an alternative sandpit area for the competition
jumping course for the Canberra Lakes Pony Club.

Variation 14 is approved on the basis that a green belt
be maintained in the golf course development and that land should
be released and marketed on the same basis as it would be in any
other residential development. The Committee would also like to
be briefed at a later date on progress on the development and the
extent to which the development conditions have been complied
with by the developer.

The Committee approves Variation 15 relating to
residential development in Section 349 Fadden but requires the
NCDC to improve traffic f£lows and traffic safety in the area by
the construction of a roundabout, the construction of a
pedestrian footpath and making provision for buses to enter the
new residential development. The Committee recognises that
residents in areas such as this may oppose development of sites
which have over time, by default, assumed the status of public
open space, However, should the Committee oppose development of
such areas it would be seen as creating precedence for preventing
the total suburban land release program and impede the
Commission's attempts at urban consolidation. The Committee is
reluctant to do this as this would be contrary to its thinking on
the development of land in the ACT.
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On the matter of delays experienced in the processing
of submissions, the Committee recommends that in light of the
transfer of certain functions and impending new responsibilities
of the NCDC, all correspondence containing objections to or
comments about items in a series of variations be lodged by a due
date with the appropriate officer at the Commission.



INTRODUCTION

1. In the Commonwealth of Australia Gazette, 27 February
1986, the Minister for Territories, the Hon, Gordon Scholes, MP,
pursvant to the powers conferred on him by section 12A of the
Seat of Goverpment (Administration) Act 1910, notified his
intention to vary the plan of lay-out of the City of Canberra and
its environs. The details of the variations are discussed in the
body of the report. Members of the public were invited to lodge
objections in writing with the Secretary of the Department of
Territories within 21 days of the publication specifying the
grounds of those objections.

2. - As part of its policy to stimulate public interest in
and discussion on the proposals, the Department of Territories
advertised the variations in the Canberra Times on 4 occasions
between 1 March and 12 March 1986. Displays showing the proposals
were arranged by the Department at the Belconnen Mall, Monaro
Mall, Woden Shopping Square, Cooleman Court, Dickson Library and
the Erindale Centre Public Library, Wanniassa.

3. On 24 February 1886, pursuant to paragraph 1(a) of the
Resolution of Appointment of this Committee, the items contained
in the Minister's proposals and designated the 87th Series of
Variations, were formally referred by the Minister for
investigation and report. The Minister's letter referring these
proposals for the Committee's consideration is at Appendix I.

4. This report deals with the 16 Variations of the 87th
Series. :
5. The Committee, in keeping with the practice established

in the 30th Parliament, held a public hearing on the proposal on
27 March 1986. Five witnesses, representing the National Capital
Development Commission and the Department of Territories,
appeared at the hearing. A list of the witnesses who appeared
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before the Comm;l.ttee is at Appendix II. The transcript of
evidence given at the hearing will be available for inspection at
the Committee Office of the House of Representatives and at the
National Library. '

6. The Committee was provided with the report of the ACT
House of Assembly Standing Committee on Planning and Development
on the 87th Series of Variations to the City Plan. The House of
Assembly Committee report is at Appendix III.

7. The House of Assembly Standing Committee has
recommended that all variations in the 87th Series be agreed to
adding two qualifications in relation to Variation 15. The
Committee concluded that possible traffic problems needed further
consideration and that the NCDC should consider more effective
ways of communicating land use proposals to residents on a
continuing basis.

8. The National Capital Development Commission and the
Department of Territories supplied jointly prepared briefing
notes which set out the background to the variations. These
briefing notes form appendix IV, For the sake of brevity, details
contained in the briefing notes are not repeated, unless
necessary, in the Committee's report. The briefing notes explain
details of the variations such as the purpose, cost, existing and
proposed development and the extent of community consultation,
The Committee's Report should therefore be read in conjunction
with the briefing notes and the transcript of evidence,

9. The cost involved in the proposals dealt with in this
Report is approximately $6 million.



Receipt of Submissions

lo. Before commencing a detailed discussion of items in the
87th Series of Variations, the Committee would like to draw
attention to a general matter which has arisen and which involves
a suggested change to the receipt of submissions. A problem
identified during consideration of items in this Series of
Variations was that submissions and objections to particular
items were received late by the appropriate section within the
Department of Territories.

11. Historically, the Department, as the Administrative arm
of the Minister responsible for the Seat of Govermment
(Administration) Act, has been the primary recipient of
correspondence relating to the items in a particular series of
variations. In the advertisements which appear in the press
giving notification of items contained in a variation series, the
address given for lodgement of submissions is the Secretary,
Department of Territories.

12. Normally the interval between the deadline set for
receipt of submissions and the date set for the public hearing
allows sufficient time for necessaty co-ordination between the
Department, the National Capital Development Commission and the
Joint Committee to include all objections in material tabled at
the hearing. On this particular occasion, however, the final date
for receipt of submissions was only one week before the hearing.
As this did not make a great deal of allowance for any possible
vagaries of the Departmental registry system the result was that
one submission, dispatched by registered post before the due
date, was not received by the Department until two days before
the hearing. Another submission, received by the Department's
registry by the due date did not find its correct location and
therefore was not transmitted to the Committee until after the
public hearing. This submission, therefore, does not form part of
the official transcript of proceedings. It has, however, been
taken into account by the Committee.

5.



13. The impending transfer of land administration functions
£rom the Department to the NCDC and the subseguent wider role of
the Commission in assuming responsibility for the gazettal of
variations coupled with the fact that the majority of items in
most series are currently sponsored by the NCDC as opposed to the
Department would favour a revised system whereby submissions be
lodged with the NCDC,

14, Therefore, the Committee recommends that in light of
the impending new responsibilities of the Commission, all
correspondence containing objections to or comments about items
in a series of variations be lodged by a due date with the
appropriate officer at the NCDC. In this way any delays in
processing such submissions should be kept to & minimum.



87TH SERIES OF VARIATIONS
Variati No. 1. ¢i 3. Secti 95

15. This proposal provides for an extension of the existing
public carparking in Charnwood Céntre, and access to the
Charnwood Post Office.

16. Recent expansion of the Shoprite Supermarket has
contributed to the existing carpark being used to capacity. A
number of proposed developments will increase demand further for
carparking accommodation.

17. The Charnwood Post Office was established in rented
premises which were designed to be serviced as part of the
overall shop layout and which did not meet its specific
requirement for a direct accessway kept clear at all times.

18. The proposed carpark measures 46 m x 44 m and contains
60 public parking places. It will include a pedestrian way on its
southern flank. Service access to the Post Office requires the

addition of 20 metres of pavement to the City Plan.

19. The estimated construction cost of the Post Office
access is $400.

20. No obj‘ectioné were received.

21. The. Committee approves the Variation.



Yariation No. 2. Plorey, Sectiop 143

22. This proposal pro;lides for the construction of access
roads and public carparks to-service the Florey Local Centre,

237 Plorey West and Florey South are nearing completion.
Construction of Florey North East is due to commence early in
1986. Approval of this proposal will enable sites to be released
in mid 1986, and for the local shops to be functioning early in
1987.

24. The estimated construction cost of roads and carparking
accommodation is $330 000,

25. The Florey Policy Plan was approved following public
consultation in May 1984.

26. ° The Committee approves the Variation.



Yariation No. 3. RBelconnen. Sections 20, 21 and 23

27. This proposal provides for improved traffic circulation
in that part of the service trades area north of Cohen Street.

28. The Variation f£ollows a 1984~85 review of the Belconnen
Town Centre Plan which found that conversion of courts in the
service-trades area to two-way traffic was desirable where

possible.

29. The length of the proposed road links totals 80 metres
and construction costs are estimated to be $120 000,

30. No objections were received.

31. The Committee approves the Variation.



{ation No. 4. Bel Sect] 27 and 28

32. ‘This proposal provides for a road link between the
existing Weedon Close and Josephson Street in the Service Trades
Area of the Town Centre.

33. The new road is intended to increase use of the
underutilised Josephson Street and reduce congestion on Lathlain
Street.

34, The length of the proposed road is 80 metres and the
estimated cost of construction is $250 000.

35, The Weedon Close Traders Association has agitated for
two years for improvements to carparking in Weedon Close and this
Variation will achieve such improvements.

36. The Committee received one objection to this Variation.
The objector argued that the amenity of Weedon Close would suffer
from the extension of a through road and connection to a carpark.

37. The Committee noted the objection but acknowledged that
traders in the area had pressed for such a variation and that it
would achieve the dual objectives of improving traffic

circulation and providing additional carparking accommodation.

38. The Committee approves the Variation.

10.
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39. “This proposal involves deletion of 12 metres from the
length of Wignall Place.

40, It follows the amalgamation of two blocks to form Block
17 ‘of Section 28 and claims by the prospective lessee that the
intrusive length of service access to the site inhibited its
development potential. Amalgamation of the two previous blocks
has reduced the reguired depth of the turning head.

41, The head will become "P" shaped, and 12 m less in
length than the existing roadway.

42, Costs will be met by the lessee,

43, The proposed lessee supports the Variation. No other
public consultation has occurred.

4. No objections have been received and the Committee
approves the Variation.

i1.



45, This Variation proposes the deletion of Bayles Place
from the City Plan and follows a decision to proceed with
residential development on Section 86.

46. Deletion of Bayles Place is intended to enhance the
landscape environment in that area. A new road will be required
from Emu Bank to the Water Police Station.

47. Construction of Bayles Place would have cost $200 000.
Its deletion will not involve any costs.

48. The Committee received one objection to this Variation.
The objector expressed concern that the adjacent foreshore areas

have been categorised by the NCDC as suitable for buildings of up
to 5 storeys in height and include a designated Hotel/Motel site.

48, The objector argued that all land east of Bayles Place
be kept f£ree of buildings and that Section 149 be retained as
open foreshore land,

50. The Committee noted the objection. However, the
Commission's proposal is consistent with the decision of the
Joint Committee Inquiry on Lake Ginninderra in October 1978.

51, The Commission responded with further details of the
proposed housing development. It emphasized that its intention
was that the development would take full advantage of the close
proximity to the Town Centre and its facilities, the
north-easterly aspect of the site and the Lake views.

52, The Committee approves the Variation.

12.



Variation No. 7. Bel Section 54
53. This variation proposes provision of a road link
between the existing Swanson Court and Chandler Street to improve

access to development within Section 54 as well as to improve
general traffic circulation in the immediate area.

54, The proposed road lies within a section of the town
centre which has remained virtually undeveloped since the major
infrastructure for the centre was constructed in the late 1960s
and early 1970s. 1985 saw a sudden change with a number of new
developments being undertaken, and a need for improved access
became apparent.

55. The proposed variation to Swanson Court will provide
access to proposed community facilities, including a community
hall, performance hall, child care facility, meeting rooms and
youth coffee shop.

56. The length of the proposed road is 100 metres and
construction cost is estimated at $250 000.

57. The Committee received one objection to Variations 7
and 8 from a commuter cyclist who was concerned at an apparent
emphasis on vehicular access to the Belconnen Town Centre, to the
disadvantage of cyclists,

58, The National Capital Development Commission has
responded to this objection in writing and its response is

attached at Appendix V.

59, The Committee is satisfied with the Commission's
response and approves the Variation.

13.



variation No. 8 1 i -

60. This proposal provides for the eXtension of Aikman
Drive to link into Cameron Avenue, together with the deletion of
an earlier link planned to allow Aikman Drive to extend through
to College Street.

61. The Variation is intended to channel traffic directly
towards Section 48 carparking and provide a more direct approach
to other destinations in the core area. Some cost savings are
possible.

62. The length of the proposed road is 370 metres and
includes a dual .carriageway to separate traffic flows and allow
small differences in elevation of the two carriageways, which
occur due to the differences in radii of the carriageways.

63. Construction cost is estimated to be $350 000.

64. One objection was received to Variations 7 and 8 and is
detailed at Appendix V.

'65. The Committee approves the Variation.

14.



jation No. 9, B Section 4

66. This proposal provides the road layout for the Bruce
Ridge West housing estate,.

67. The most noteworthy feature of the area was that it was
steep land and overlapped an area designated for the National
Estate.

68, The National Estate area included a geological feature
known as "the gossan". Following consultations between the NCDC,
the Australian Heritage Commission, Canberra College of Advanced
Education and independent geological consultants, the Heritage
Commission agreed to modify the boundaries of the proposed
heritage area in the knowledge that the gossan would be protected
by the plan.

69. The uppermost slopes of the area will be reserved for
conservation of the wooded ridge, medium density housing will be
built on the lower slopes, standard housing on the middle slopes
and cluster housing in the upper areas. It should be noted that
the area designated for development does not maximise the
potential for full development of the site. The Committee is of
the view that an increase in the size of cluster developments by
expanding the area to be developed and thus taking full advantage
of the housing potential should be looked at. This should in no
way jeopardise the heritage value of the gossan.

70. The proposed road layout is 2.37 kilometres long and
the estimated construction cost for roads and services is $3
million.

71. An objection received after the hearing made reference
to the need to oblige developers to comply with development

conditions on the site. It was alleged that even though the NCDC
indicated that significant effort has been made to ensure a high
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landscape quality, such development conditions are @ifficult to
enforce. It is to be hoped that with the impending transfer of
land a@ministration to the NCDC, development conditions will be
clesely monitored.

72, The Committee approves the Variation but urges the NCDC
to examine the possibility of increasing the size of cluster
developments to take full advantage of the housing potential on
the site and ensure that development conditions are strictly
adhered to.

16.



Yariation No. 10Q. Bruce. Sectjon 9

73. This variation adds to the Plan a constructed road
which improves access to the Bruce TAFE by extending the existing
road to Battye Street.

74: The road involved was constructed when the World Cup
Athletics were being planned, to improve bus operations.
Previously, buses serving Bruce TAFE had experienced turning
difficulties.

75. The length of the road is 1.1 kilometre.
76. No objections were received.
77. The Committee approves the Variation.

17.



78, This proposal adds to the Plan an existing road which
accesses land currently leased to the ACT Lawn Tennis Association
Incorporated. Direct access was impeded by a large stormwater
drain.

79. In addition to formalising the existing access, it is
proposed to rationalise the leases of the three blocks to the
Association.

80. The Variation involves an area of 1527 m2.
8l. No public consultation was undertaken.
82, The Committee approves the Variation.

18.



83. This Variation proposes the provision of a trunk
cyclepath from Streeton Drive, Holder, to the existing Yarramundi
Reach cyclepath at Lady Denman Drive. It will provide a direct
connection for Weston Creek residents with Belconnen, North
Canberra and the Central Area. The intention to construct a
cyclepath on this alignment has been indicated in Canberra
Cycleways brochures since 1977 and there has been considerable
public interest in the timing of its construction.

84, The proposal retains all existing development with the
exception of approximately_o.zs hectares to be excised from Block
678 and minor adjustments to the fencing of the horse agistment
paddocks on Blocks 647 and 1157. Construction of the cyclepath is
programmed for commencement in the 1985/86 financial year with
completion expected in the 1986/87 financial year. The length of
the proposed cyclepath is approximately 3.3 kilometres.
Construction cost is estimated at $400 000.

85. An objection to the proposed alignment was lodged by
the Canberra Lakes Pony Club. The objection was related to the
fact that the cycleway route would prevent access to an area used
as part of the competition jumping course known as the "sandpit”
and the potential hazards caused by the proximity of the cycleway
to the cross country jumping course. A further point raised was
that an alternative cycleway route, known as the South Cotter
route would be a cheaper, acceptable alternative.

86. The Committee, in examining the nature of the
objections to the proposal, conducted an inspection of the
proposed route with officers of the NCDC and the Department of
Territories. It was pointed out to the Committee that certain
problems identified in earlier discussions between the Club and
the NCDC had been accommodated in a revised alignment which is
the current proposed route. The Commission has made special

19.



provision to take account of the position of jumps and is
building an eguestrian fence along the length of the route
adjacent to the jumping course. The NCDC has also indicated that
it would give favourable consideration to constructing an
alternative sandpit area in another suitable location.

87. Part of the cost of this Variation relates to the
construction of a bridge across Yarralumla Creek. This bridge
will benefit both cyclists and equestrians alike and will assist
in opening up this attractive area. The Committee noted that
Yarralumla Creek has also been subject to a degree of erosion and
urges that the impact of future uses be closely monitored and
discussed with users. The problem with the Pony Club's preferred
alignment is that the nature of the terrain and particularly
difficult traffic arrangements across the Cotter Road into
Streeton Drive thus joining up with the existing cycleway in
Curtin makes this proposal less attractive.

88. Another factor to be taken into account is that most of
the area used by the Pony Club, with the exception of two small
blocks on short-term lease, is unleased Commonwealth land and
therefore open public space. An informal booking arrangement
exists whereby the Equestrian Association and Pony Club have use
of the area which is maintained by the City Parks Administration
Section of the Department of Territories.

89. In view of the fact that the Pony Club does not legally
have exclusive use of the area in question and that recognition
has to be given to the-rights of other interest groups who wish
to take advantage of the benefits of the visual and scenic
character of the river corridor, the Committee considers the
proposed alignment of the NCDC to be appropriate.

90. The Committee approves the Variation.

20.



Variation No, 13, City, Section 23

91. This Variation provides for modification of the City
Plan to permit widening of the Moore Street road reservation.

92, Blocks adjacent to the westérn side of Moore Street are
being redeveloped and lessees have agreed to a 9.07 metre wide
strip being excised from their blocks.

93, The length of the proposed Variation is 120 metres.
94, No public consultation was undertaken and there is no
cost.

95. The Committee approves the Variation.
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variati 14, Ramban, Section 7

96. This proposal in Tuggeranong provides for roads off
Learmonth Drive and Rambah Pool Road to permit the area to be
developed as a Golf Course and associated housing.

97. The site has been identified for a golf course estate
for more than a decade. The Murrumbidgee Country Club is a
community based organisation established in 1975 with the primary
objective of developing a golf course and associated recreational
facilities. Profits from the sale of land or land and housing
packages are intended to fund the development of the recreation
Facilities. .

98. The Variation will permit the development of an 18 hole
golf course and 385-400 residential units comprising 145
townhouses, 71 standard houses and 179 low density cluster
houses.

99. The length of the proposed roads is 1400 m off Kambah
Pool Road and 1600 m off Learmonth Drive. The cost of
constructing the roads is to be borne by the developer.

100. Objections to the proposal centre mainly around
anticipated traffic problems and potential environmental hazard
to the Murrumbidgee River. In relation to increased traffic flows
the NCDC, in response to a request from the Committee, has
supplied traffic estimates based on the completion of Athllon
Drive to Learmonth Drive and the full residential development of
the eastern section of the estate. On the basis of the figures
supplied it does not appear that there will be a marked increase
in the number of vehicles generated by the development. The
maximum number of vehicles expected to use the various
intersections would not increase by more than 200.
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101. In relation to the environmental impact of the
development on the Murrumbidgee River, the Department of Arts,
Heritage and Environment has written to the developer of the
Murrumbidgee Country Club development stating that the proposal
has been examined carefully. On the basis of this examination the
Department has said that the development of the Country Club
szposal should include measures and conditions to protect the
Murrumbidgee River and its surroundings and to maintain the
safety and amenities of the existing residential area adjacent to
the proposed golf course. These measures and conditions are set
out and the developer has indicated that he will comply with
these reqguirements,

102. The Committee would like to be briefed at a later date
on progress on the development and the extent to which the
development conditions have been complied with by the developer.

103, The Committee is anxious to ensure that there be a
green belt maintained at the residential end of the golf course
with no further blocks developed at a later date. Furthermore,
the Committee would like to ensure that there should be no
concessional element in the lease price due to the location of
the residential development in the same area as the golf course.
Therefore land should be released at prices determined by the
market with no component added to the price which would give the
club a financial benefit not able to be realised in a similar
residential development.

104. The NCDC, in evidence at the public hearing stated that
if the golf course proposal did not proceed the whole ared would
be developed for residential housing. Therefore, opposing this
proposal would not ensure that the area remain as public open
space.

105, The Committee approves the Variation.
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Yariation No. 15, Padden. Section 349

106, This proposal in North Tuggeranong provides for a
network of roads off Bugden Avenue to enable the area to be
developed for residential blocks, water pollution control ponds
and open space.

107, The site is bounded to the south of Bugden Avenue and
Appel Crescent, and to the west, north and east by hill reserve.
There is a large dam adjacent to Bugden Avenue.

l108. The proposed Variation will permit the development of
179 residential blocks, four low density cluster housing sites
capable of 28-32 dwellings, two water pollution control ponds and
open space including a children's play area.

109. Servicing of the blocks is programmed for commencement
in the 1986/87 financial year and block turn off is expected in
late 1987 with first residents expected by mid 1988.

110, The length of the proposed collector road is 730 metres
and that of the loop and culs-de-sac is 2,13 kilometres. The
total length is 2.86 kilometres., The estimated cost of rocad
construction is $1 million.

111, In view of the amount of local residential interest
generated by this proposal, an inspection on site was arranged,
bringing together NCDC officers and residents representing the
Fadden Residents Action Group, as well as individual residents.
The Committee received an extensive submission from the resident
action group as well as several individual submissions.
Submissions were generally opposed to the proposal, although two
were in favour of the development.

1l2. Major concerns raised in objections related to

inadeguate public notification and inaccurately conveyed

information regarding the extent and exact location of the
24.



development. A second major problem identified was that of
traffic flows and access of vehicles, ihcluding buses, to
existing roads opposite the development and into the development
site itself.

113. In relation to the provision of information to
residents concerning development intentions, the Committee is
satisfied that initial purchasers of blocks in the area were made
aware that at some future time Section 349 would be developed in
part. Problems arise in relation to subsequent purchases where
the information concerning future development may not have been
conveyed to prospective owners by estate agents and owners may
genuinely not be aware that an area which appears to be open
space may'in fact be developed at a later date. However, the
Committee is of the view that it is the responsibility of the
buyers themselves to make inquiries relating to the nature of
surrounding areas before the purchase is pade.

114. A further point of contention relates to the
sign-posting of the adjacent area designated as the Mount
Wanniassa — Canberra Nature Park. There appears to be substance
to the claim that these signs were moved and may have misled
residents about the exact location of the Nature Park and thus
the area available for development. Nevertheless, the area
originally designated for development has been reduced and the
total area available for recreation and open space is
significant. The Commission in its design of the residential
development has attempted to maximize the aesthetic and
recreational value of the area. ’

115. The Department, in evidence, referred to certain
convenants governing development in this area. The Committee
would like to be kept informed on the nature of this at a later
date. These convenants should safeguard the aesthetic integrity
of the'site. The Committee also has reservations about steep
hillside. development and notes that it is not intended to develop
blocks on the high slogpes.

25,



116, In answer to claims made by objectors regarding traffic
problems experienced in the area the Commission has prepared a
summary of existing problems on Bugden Avenue and the
intersection of Bugden Avenue and Sternberg Crescent and has
documented traffic figures and accident rates and predicted
traffic flows subseguent to the development of the site. This is
to be found at Appendix No. VIII,

117, Recognition is given to the restricted footpaths on
Bugden Avenue and the Committee supports the Commission's
proposal to construct a pedestrian footpath along the western
edge of the western section.

118. The Committee is also concerned that the volume of .
traffic already generated in the area will be compounded by
vehicles arriving and leaving the proposed residential area. The
intersection of Sternberg/Bugden Avenue is a cause for concern
and on further examining this intersection the Commission
believes that a roundabout should be introduced which would allow
safe movements with minimal delays on all approaches. This would
also help to reduce some of the uncertainties which motorists on
Bugden Avenue currently feel when attempting to enter Sternberg
through the high speed traffic from Erindale Drive and the heavy
morning traffic from the east. The Committee considers that the
construction of this roundabout would alleviate some of the major
traffic problems in the area and considers that in cost benefit
terms the expenditure of $108 000 on the roundabout would be
worth while.

119, A further problem relating to the provision of a bus
service to both the proposed new development and to parts of the
existing area can be overcome by a proposal to increase the
collector road in the proposed new sub-division from 7.5 metres
to 9 metres. This would allow buses to operate up Bugden Avenue
from Sternberg Crescent and benefit existing residents as well as
collecting residents from the new development.

26.



120. The Committee believes that the NCDC proposal will
alleviate traffic problems currently experienced while
acknowledging that residents will continue to oppose development
of areas which have over time, by default, assumed the status of
public open space. Should the Committee oppose development. of
this area it would be seen as a precedent for preventing the
total suburban land release program and impede the Commission's "
attempts at urban consolidation. The Committee is reluctant to do
this as this would be contrary to its thinking on the future
development of land in the ACT,

121, The Committee approves the Variation.
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ariation No Calwell, Sections 786 and 787
122. This propesal in south east Tuggeranong provides for a

road off Were Street, Calwell to enable the area to be developed
as a Group Centre containing a shopping complex and associated
uses to be released for deveclopment in September 1987.

123. Calwell Sections 786 and 787 are located immediately
east of the Calwell residential area currently being constructed.

124. The proposed Variation follows a real ignment of Were
Street in 1983 to minimise the impact of traffic on Calwell
residents and the moving further south east of the community use
area,

125, The length of the proposed road is 270 metres and the
estimated cost of road construction, hydraulic servicing and

landscaping is $280 000.

126. No public consultation was undertaken other than that
required in the gazettal process.

127. The Committee approves the variation.

Qg
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MINISTER FOR TERRITORIES

HON GOROON SCHOLES m#
EMBER FARORIO

24 FEB 1986

Mrs Ros Kelly MP

Chairman

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600

Dear Mrs Kelly

I anticipate that on 27 February 1986, notice of my
intention to vary the plan of layout of the City of
Canberra will be published in the Commonwealth Gazette.

Sixteen variations have been included in this series and
consistent with normal procedures, public participation has
been encouraged through the media and by means of public
displays.

In accordance with the provisisons of paragraph l{a) of the
Committee's Instrument of Appointment, I formally refer the
proposed variations to the Committee for investigation and
report. All comments or ocbjections relating to variation
proposals which are received by the Department will be
forwarded to the Committee for consideration.

Yours sincerely

L oo™

GORDON SCHOLES

29.
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Introduction

1. The Standing Committee on Planning and Development has
examined the 87th Series of Variations to the Plan of
Canberra City and Environs, contained in the Commonwealth
Gazette No 576 of Thursday 27 February 1986..

2. Brief details of the sixteen variations follow. Specific
. comments which the Committee wishes to draw to the
Assembly's attention here been included. Of the sixteen
variations, fifteen are supported without objection.

3. The Committee was briefed by officers of the Department of
Territories and the NCDC on. 13 March 1986, and wishes to
record its appreciation of the thorough briefing provided

The Variations .

Variation 1

CHARNWOOD, Section 95: Addition to the Plan of the existing
public carparking and service areas in Charnwood to provide
access and to formalise the public parking area for new
development sites as well as access to the Charnwood Post Office.

The Committee supports this variation

Variation 2
FLOREY, Section 143: Addition to the Plan to provide access
roads to service the Florey Local Centre.

The Committee supports the variation

Variation 3

BELCONNEN, Sections 20, 21 and 23: Additions to the Plan to
provide for improved traffic circulation in that part of the
service trades area north of Cohen Street, an area to be released

for development in 1986.
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The Committee supports the variation ‘

Variation 4
BELCONNEN, Sections 27 and 28: Aaddition to the Plan to provide
for a road link between the existing Weedon Close and Joséphson
Street in the Service Trades Area of the Town Centre. The new
road will improve circulation in the area and improve access from
the. east, from Aikman Drive and Chan Street to the western side

- of the service trades area. It will ensure greater use of the
under utilised Josephson Street, and reduce congestion on
Lathlain Street.

The Committee supports the variation

Variation 5

BELCONNEN, WIGNALL PLACE: Deletion from the Plan of 12m of the
road reservation of Wignall Place.This road reservation is not
required.

The Committee supports the variation.

Variation 6

BELCONNEN, BAYLES PLACE: Deletion from the Plan. of Bayles Place,
for the purposes of allowing good integration of the housing
development on Section 86 with the lake foreshore parklands of
Lake Ginninderra.

Bayles place has been Gazetted, but was not built. The Committee
supports the variation.

Variation 7

BELCONNEN, Section 54: Addition to the Plan to provide for a
road link to improve access to development within Section 54 as
well as to improve general traffiec circulation in the immediate
area.
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‘qe Committee supports the variation

Variation 8

BELCONNEN, Aikman Drive: Additions and deletions to the Plan to
provide for the extension of Aikman Drive to link into Cameron
Avenue. The variation alsc includes the deletion of an earlier
link planned to allow Aikman Drive to extend through to College
Street.

This allows for the deletion of a road no longer required, and
subsequent modifications to give a smoother sweep to Aikman
Drive. The Committee supports the variations.

Variation 9

BRUCE, Section 4: Addition to the Plan to provide for the road
layout for the Bruce Ridge West housing estate.

The Draft Policy and Development Plan for Bruce Ridge West was
published on 10 August 1985 and is now being finalised. The
proposed housing estate formed part of the Draft Plan, and the
most noteworthy feature of the proposed area was that it was on
steep land and overlapped an area designated for_ the National
Estate.

The National Estate area included a geological feature known as
‘the gossan'. The policy and development plans intention is to
preserve the gossan and the Australian Heritage Commission has
concurred with the proposal.

The upper slopes of the area shall be reserved for the
conservation of the wooded ridge. The policy for the lower
slopes is to provide a mixture of housing, with medium density
housing being located on the lower slopes, standard housing on
the middle slopes, and cluster housing in the upper areas.
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The NCDC has undertaken extensive negotiations with the 0
Australian Heritage Commission, Canberra College of Advanced
Bducation and independent geological consultants to establish the
significance and use of the previously designated Heritage Area.

The Heritage Commission has agreed to modify the boundaries of
the proposed heritage area in the knowledge that the gossan will
be protected by the plan. The gossan geological feature, while
not. unique to the region, does provide an important and
convenient sample for geology students in the ACT.

The Committee supports the variation

Variation 10
BRUCE, Section 9: Addition to the Plan of an existing road which
provides access to the Bruce TAFE.

The Committee was advised that when the World Cup Athletics were
being planned, it became evident that improved bus operations for
the Games would result if the TAFE road were extended to Battye
Street. This action was taken, and with the added benefit that
parking in the College was also available for use as overspill
parking during the World Cup. The road arrangements are
acceptable to Bruce TAFE.

The Committee supports the variation.

Variation 1}

LYNEHAM, Section 59 Block 9: Addition to the Plan of an existing
road which accesses land currently leased to the ACT Lawn Tennis

Association Incorporated.

The  Committee supports this variation.
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Variation 12

‘@ro:R T0 SCRIVENER DAM: Addition to the Plan of a trunk
cycleway from Streeton Drive,; Holder, to the existing Yarramundi
Reach cycleway at Lady Denman Drive.

The proposed cyclepath is an important link in the metropdlitan
Canberra trunk cycleway network identified on the Commission's
Policy Plan, and will provide a direct connection for the
residents of Weston Creek with Belconnen, North Canberra and the
Central Area.

The Committee supports the variation.

Variation 13 '

CITY, Section 23: Modification of the Plan to enable the
widening of the Moore Street road reservation.

The blocks adjacent to the eastern side of Moore Street are
currently being re-developed. As part of the renegotiations the
lessees have agreed to have a strip of land 9.07 metres wide
excised from their blocks to allow for widening of the road
reservation.

The Committee supports the variation

Variation 14

KAMBAH, Section 7: Additions to the Plan to provide for roads
off Learmonth Drive and Kambah Pool Road to enable the area to be
developed as a golf course and associated housing.

The site has been identified for a golf course estate for more
than a decade. the Murrumbidgee Country Club is a community
based organisation set up in 1975 with the primary objective of
developing a golf course and associated recreational facilities.
Profits from the sale of land or land and housing packages is
intended to fund the development of the recreation facilities.
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The Assembly reported on this matter in November 1982. The '
Committee is pleased to note that the relevant recommendavxons of
that report have been adhered to.

The development proposal was referred to the Joint Committee on
the ACT's Inquiry into the Murrumbidgee River by the (then)
Minister in July 1983. The recommendations of the Committee of
Inquiry, handed down on 24 July 1984, were that the Murrumbidgee
Country Club proposal proceed, but that the granting of a lease
to the Club be conditional on adequate guarantees being made that
each stage be compfeted. In addition, that any housing within
the Estate that would be visible from the Red Rocks area, be
restricted by Design and Siting controls to.single story level.

The Committee reported that, although the proposed development
may be environmentally acceptable, it is still subject to the
Environmental Protection (Impact of Proposals) Act, 1974.
Accordingly, the proposal will be examined by the Department of
Arts, Heritage and Environment pursuant to the Administrative
Procedures under that Act, so that the need or otherwise of an
EIS may be determined,

Consultation between the proponent and local residents has taken
place and the concerns expressed by the residents have been taken
into account in the preparation of the plan. The Commission will
require the proponent to undertake a formal public consultation
programme as part of the Development Plan approval process.

The Committee believes that there should be no discretion for the
developer to increase the amount of housing proposed for the

project.

In the light of the above conditions, the Committee supports the
variation.

38.



RS

.

variation 15

DEN, Section 349: Additions to the Plan of a network of roads
off Bugden Avenue to enable the area to be developed for
residential blocks, water pollution control ponds and open space.

This proposal in North Tuggeranong provides for a network of
roads off Bugden Avenue to enable the area to be developed for
residential blocks, water pollution control ponds and open space:
The site, including additional areas nearby, was originally
designated or residential use on the Fadden suburb "handout"
plan, which was available prior to the first land auction for
Fadden in April 198l. Signs were also erected on the site at the
same time displaying the proposed land use,'although there was
evidently some confusion in this area.

Members will be aware of considerable controversy surrounding
this development. A public meeting was convened on the site on 3
March 1986, and attended by a Member of the Planning and
Development Committee. The NCDC wrote to the Clerk of the
Assembly on 27 February 1986. In this letter, which was
distributed to all Members, the commission gave detailed reasons
for its responses to issues raised by the community.

Residents expressed concern in the areas of traffic and safety,
the provision of services, possible site problems, aesthetic and
environmental objections and design considerations.

A number of residents claimed that they were unaware that the
area in question was to be developed for residential purposes.
The NCDC has pointed out that while this intention was clearly
expressed in documents included with sale documents prior to the
sale of the leases, residents who purchased house and land
parcels may not have been informed of this by the vendor. The
NCDC stated that the information was freely available from the
Commission.
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The Committee notes that this problem is one that has been commor'
in many areas of Canberra over recent years. With the growth at
the city it can be expected to increase. The problem is
esgentially one of information being available, but not always
reacﬁing the right people.

After careful study of the proposed variation, the Committee is
of the view that possible traffic problems need further
consideration.

The lack of a footpath on one side of Bugden Avenue compounds the
problem. The Committee notes that the Commission is considering
what can be done to remendy this, given‘the.steepness of the
slope at that point. The Committee also notes that, should the
footpath be proceeded with, the Commission will provide
reasonable assistance with the modification of driveways, small
retaining walls etc. on the east side of Bugden Avenue.

The Committee also believes there is a need for the NCDC to
consider more effective ways of communicating land use proposals
to residents on a continuing basis. This could perhaps be
achieved by a public education program, to make land and housing
buyers aware that if they have concerns about the future uses of
undeveloped land, they must contact the Commission to gain the
necessary information prior to committing themselves to purchase.

The road variations will permit the development of 179
residential blocks (including three group releases totaling 36
blocks) four low density cluster housing sites capable of 28~32
dwellings, two water pollution control ponds and open space
including a children's play area.

In the light of comments received, the development plan has been

amended to create two additional low density cluster housing
sites in place of standard housing and to provide an informal
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carparking area at an access point to the hill reserve. -Further}
ecial Qesign and siting conditions are intended for all housing

within the site. 'T

Variation 16

CALWELL, Sections 786, 787: Additions and deleticns to the Plan

to provide a road off Were Street, Calwell to enable the area to

be developed as a Group Centre containing a shopping complex and

* associated uses. The variation also includes minor adjustments

to the present reservation of Were Street to complement. the
proposal.

The site is in accordance with the Tuggeranong Draft Policy Plan
which was prepared following a reappraisal of the location of
retail sites in south east Tuggeranong in 1983.

The Committee supports the variation

Recommendations

The Committee recommends:

1) that the Assembly approve Variations 1-14 and 16, proposed
as the 87th Series of Variations to the laygut of Canberra
and Environs,

2) in regard to the Variation proposed for Section 349 Fadden,
further consideration be given to possible traffic problems
that could arise from the proposed development

3) the NCDC examine possible methods to raise public awareness
of the need to check with that body regarding any question

of future land use that may be of concern to prospective
resigents, '
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4) that this Report and its recommendations be transmitted by

mesgage to the Minister .
P. Vallee
Chairman

20 March 1986
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INTRODUCTION

MINISTER'S LETTER REFERRING §7TH SERIES TO COMMITTEE

PUBLIC INFORMATION

PRESS STATEMENT

COPY OF PRESS ADVERTISEMENT FOR VARIATIONS
NOTES OF THE 86TH SERIES OF VARTATIONS

87TH SERIES OF VARIATIONS
EXPLANATORY STATEMENT

1, Charnwood : Section 95 - Road Additions NCDC
2. TFlorey : Section 143 - Road Addition NCDC
3. Belconnen : Sections 20, 21 & 23 -
Road Additions NCDC
4, Belconnen : Sections 27 & 28 - Road
Additions NCDC
5. Belconnen : Wignall Place - Road Deletion NCDC
6. Belconnen : Bayles Place ~ Road Deletion NCDC
7. Belconnen : Section 54 - Road Addition NCcDC
8. Belconnen ¢+ Aikman Drive - Road Addition
and Deletion NCDC
9. Bruce : Section 4 - Road Addition NCDC
10. Bruce : Section 9 - Road Addition DoT
11. Lyneham : Section 59 - Road Addition DOT
12. Weston Creek : Holder to Scrivener Dam -
Cycleway Addition NCDC
13. City : Section 23 - Road Addition DOT
14, FKambah : Section 7 - Road Additions NCDC
15, Fadden : Section 349 - Road Additions NCDC
16. Calwell + Sections 786 & 787 -
Road Additions and Deletions NCDC
Public Comment and Objections
Variation No. Commentg/Objections Submitted by
[ Ginninderra Community Council
6 Ginninderra Community Council
7 H Brewer
8 H Brewer
12, N T Carroll
14 P Cheng
14 B L Jackson
14 B L. Jackson
14 Murrumbidgee Country Club Inc.
14 Body Corporate, Urambi Village
14 F E Dowling
15 Tuggeranong Community Council
15 Fadden Residents Action Group
15 A R Pegler -
15 Dr L R H Drew
15 S & J Robinson

Page NQ
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The following submissions were received after the preparation
of briefing material had been completed:

Variation No, Comments/Objections Submitted b Page No.
9 Greg Dunstone
12 Canberra Lakes Pony Club
14 Stephen R Ross
14 Chris Jackson
15 Mrs A M Sayer
15 Arthur and Yole Lagos
15 T C Love
15 K & L Audsley
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SEAT OF GOVERNMENT ADMINISTRATION ACT 1910
PROPOSALS TO VARY THE PLAN OF LAYOUT OF TBE CITY OF
CANBERRA AND ITS ENVIRONS (87TH SERIES)

This briefing material is intended to supplément thé
information contained in the notice of inténtion to viry
the plan of layout of the City of Canberra and its énvirons
(the City Plan) which was published in Gazette No. 876 of
27 February 1986. The material has been prepared for thé
public enquiry by the Joint Committee on the Australian
Capital Territory into the 87th series of variations.

These variation proposals were referred to the Committee
for investigation and report by the Minister for
Territories in a letter dated 24 February 1986 pursuant to
paragraph 1l{a) of the Committee's instrument of
appointment.

The 87th series of variations comprise 16 items of which 13
are being sponsored by the National Capital Development
Commission and 3 by the Department of Territories.

Copies'of all public comments and objections received as a

result of the Department's publicity of the proposals are
forwarded to the Committee.
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PUBLIC INFORMATION

As part of its policy to stimulate public
interest in the proposals, the Department
mounted displays showing the intended
variations at the Belconnen Mall, Monaro
Mal1, Woden Shopping Square, Cooleman Court,
Dickson Library and the Public Library,
Erindale Centre, Wanniassa. The Department
also advertised the variations in the
Canberra Times on 1 March 1986,

5 March 1986, 8 March 1986, 12 March 1986.
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® MEDIA STATEMENT @ MEDIA STATEMENT @ MEDIA
STATEMENT © MEDIA STATEMENT @ MEDIA STATEWNT

Deporrment of Ternrone

Sixteen changes are proposed in the 87th Series of
Variations to the City Plan announced today by the
Department of Territories. The proposals include
additional road layouts in Kambah for the regidential
development associated with the Country Club and
additional development in Fadden.

The changes provide for:

. Addition of a carpark in Charnwood to formalise
the public parking area and to provide access
for new development sites.

. Addition of a road and carpark in Florey to
provide for a local centre.

. Modification of the road reservations in Sectdions
20, 21 & 23 Belconnen to convert the roads to
two way traffic to allow greater flexibility in
traffic movement.

Addition to Swanson Court to provide a road link
with Josephson Street to improve traffic
. circulation within the area.

Deletion of an unconstructed road to the water
police facility at Bayles Place to allow for the
integration of housing development on Section 86
Belconnen.

Deletion of 12 metres of Wignall Place, Belconmnen
to allow development of Block 17 Section 28.

. Addition of Aikman Drive Belconnen to link into
Cameron Avenue, The deletion of an earlier plan
to link with College Streat. This proposal is
aimed at providing a more direct approach to the
core area of Belconnen.

. Addition of a road layout of Bruce on the western
ridge which will provide 66 standard houses,
153 medium density and 64 low density cluster
houses.
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. Addition of an existing road which provides
access to the Bruce TAFE.

. Addition of an existing road which provides
access to the ACT Lawn Tennis Association,
Lyneham.

Addition to the road reservation of Moore
Street, City to maintain consistancy with the
previously redeveloped sections of the Street.

Addition of a trunk cyclepath from Streeton
Drive, Holder to the existing Yarramundi Reach
cyclepath at Lady Denman Drive,

Addition of a road layout in Kambah for roads off
Learmonth Drive and Kambah Pool road to enable the
development of housing in association with the
golf course.

. Addition of a road layout in Fadden for development of
residential blocks, water pollution control ponds
and open space.

Addition of a road off Were Street, Calwell to
enable the area to be developed as a group centre.

Twenty one days are allowed for public submissions or
objections to the intended changes, which must be sent
to the Department of Territories. All submissions
received by the closing date of 20 March 1986 will

be forwarded to the Parliamentary Joint Committee on
the ACT for consideration during its public hearing
into the proposals.

The intended changes will be on display at the
Belconnen and Monaro Malls, Woden Shopping Square,
Dickson Library, Cooleman Court and the Erindale
Library, Wanniassa until the closing date for
lodgement of submissions. Copies of the Commonwealth
of Australia Gazette containing the Notice of
Intention to Vary the Plan are available at the
Government Book Shop in Alinga Street, City.
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87th SERIES OF VARIATIONS TG THE
CITY PLAN

1n.Gazette No. S 78 of 27 February, 1986, the Minister for Tamtunn, Mr

Gordon Scholes, gsve notice af his intention to vary the layout of the City
of Canberra snd its environs (City Plan), Members of the public who wish to

lodge comments or abj scuons on any of the proposals sre invited to do so.

All submissions musl d, in writing, with the Secretary, Department

of Temmnos GPO Box 158 Cenherra City 2601, no later than 6.00 pm on

20th March 1986,

The proposed variations ard any objections or comments received will be

relelred 10 the Parliamentary Joint Committee on the ACT, which will conduct
0" tho: piepoasis and: il * 16> Pasiamaent: tefaro. the

png al( (hs mtended changes.wili be' avallabla at the Monaro Mall,
0019, ourt, W hopping: Squars, Belconnen Mall, Dickson Library
and \bo Erlndaln Cemre Library Wannizssa.

CHARNWOQD, Section 95; Addition to the Plan of ths existing public carpark-
and service areas in Chamwood to provide access and to formalise the

pu lic patking. area for naw development sites as well as access to the

vrAumwood 2ost Office.

FLOREY, Saction 143 Addnlon to the Plan to provide accass roads to service

tho Floray Local

ATION' 3
BELCONNEN, Sactlan 20, 21 & 23 fAddllan o the Plan 10 plcvada for
hen
E‘i‘e‘:{"an area o be released lor devalapmem in 1986.

BELCONNEN, Section 27 & 28: Addition 1o the Plan to provide for a road fink
between the axxsunq_ Weedon Close and Josephson Street in the Service
Trades Area of the Town Centre, The new r0ad will improve circulation in
the area and improve access from the sast, from Aikman Drive and Chan Street
to the wastern side of the service tradas area. It will ensure greator use of
;Iha ;’rﬂ% v.}l‘ulgud Josephson Street and reduce congestion on Lathlain Street.
BELCONNEN, WIGNALL PLACE: Defation from' the Plan 12m of the road
Vksarvaﬁon of Wignall Place,

BELCONNEN, BAYLES PLACE: Dekmon 1rom the F'Ian of Bayles Place, for the

purposes of allowmg good i f the housing on Section
Siu vﬁl{_\ the Iaka foreshare parklands ol lake G\nnmdorra

4 o e NN Moo rond L)

vk 301833 10- Gowaiopiant Witk 6 54 a3 weil-as 10 iniprove

%r:‘va:ral traffic ceculation in the immadiate area,

&

BELCONNEN, Alman Orive: Additions and dolations to the Pian to provide
ferthe axunwns of Alkman Dnve talink into Cameron Avenue, The variation

mcow' (3 to sllow Akman Brive to
wgb to mel
VARIATION

BRUKCE, Section 4: Addition to the Plan 1o provide for the road layout for the

Bry.e R&ga Wesl housing estate.
VARIATION
BRUCE, Socnon 9: Addition to the Plan of an axisting read which provides
access to tha Bruca TAFE.
VARIATION 11
LYNEHAM, Socton 59 Block 9: Addition to the Plan of an existing road which
accesses land currently leased to the ACT Lawn Tennis Association In-
cmpuraled
VARIATION 1§ -
HOLDER TQ SCRIVENER DAM: Addition to the Plan of a trunk cycleway from
Sugeton Dtve, Holder, to the existing Yarramundi Reach cycleway at Lady
Donmen: Drwve,
VARIATION 13
CITY, SECTION-23 Masbicaton-of the Plan 1o enable the widening. of the
S mad W
KAMAH Secl]on 1 Addﬁanﬂo the Men lowmlc fonioads off Lasrmonth
' 10 en¥oie.1he ares 19 by developed as 8 Gold
Cooud Md :;‘bdlhd houmg

VAR
VADDEN Sﬁ‘ﬁw 349 Adiftiane wlm Pam of 3 m!mxk el rands off Bugden
be: Geveloged tor

" e 1 it blacks, water

4y pon« 203 Ghen spice.
c&t.w‘t.t vﬁ.m 738, 787 Additione acx) delitiona o the Plan (o provide
Ghivend 10 mm«mubad‘vnlopqdq 2 Group
C— e Tha varistion also
10 the pmmn " n of Wero Strset 1o

inctudes maor

complement the proj ur

Anv telaphone enquines may be diracted 10 Ms R, Foley on 462466 or Mr
R/ McNoitly on 462316.




NOTES ON THE 86TH SERIES OF VARIATIONS

Variation 3 of the 86th series which proposed road
additions to enable the development of a Transportablé
Homes Park was withdrawn by the Minister on 12 Novémber
1985.

Variation 6 of the 86th series which consisted of proposals
related to the Tuggeranong Town Centre was reported on
separately by the Committee at the request of the Minister
and was formally varied on 9 October 1985. Work is
currently underway on the Town Centre.

In formally varying the remaining proposals of the 86th
series on 18 November 1985 the Minister accepted the
recommendations of the Joint Committee on the ACT and as a
result some modification was made in respect of Variations
12 and 17.

The modifications to the road layouts in the areas referred
to in the proposals as Gordon (Variation 12) and Banks
(Variation 17) reflects the recommendation of the Joint
Committee that no development should proceed south of the
northern limit of the Lanyon Bowl Area which was described
in Commonwealth Gazette No. S92 of 26 March 1985. The
roads south of this line were not added to the City Plan
and the intention to do so was withdrawn.
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EXPLANATORY STATEMENT-
87TH SERIES OF VARIATIONS

VARIATION 1

CHARNWOOD, Section 95: Addition to the Plan of the
existing public carparking and service areas in Charnwood
to provide access and to formalise the public parking area
for new development sites as well as access to the
Charnwood Post Office.

VARIATION 2

FLOREY, Section 143: Addition to the Plan to provide
access roads to service the Florey Local Centre.

VARIATION 3

BELCONNEN, Sections 20, 21 & 23: Aadditions to the Plan to
provide for improved traffic circulation in that part of
the service trades area north of Cohen Street, an area to
be released.for development in 1986... , .. .

VARIATION 4

BELCONNEN, Sections 27 & 28: Addition to the Plan to
provide for a road link between the existing Weedon Close
and Josephson Street in the Service Trades Area of the Town
Centre. The new road will improve circulation in the area
and improve access from the east, from Aikman Drive and
Chan Street to the western side of the service trades area.
It will ensure greater use of the under utilised Josephson
Street and reduce congestion on Lathlain Street.

VARIATION 5

BELCONNEN, WIGNALL PLACE: Deletion from the Plan of 12m of
the road reservation of Wignall Place.
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VARIATION 6

BELCONNEN, BAYLES PLACE: Deletion from the Plan of Bayles
Place, for the purposes of allowing good integration of the
housing development of Section 86 with the lake foreshore
parklands of Lake Ginninderra.

VARIATION 7

BELCONNEN, Section 54: Addition to the Plan to provide for
a road link to improve access to development within Section
54 as well as to improve general traffic circulation in the
immediate area.

VARIATION 8

BELCONNEN, Aikman Drive: Additions and deletions to the
Plan to provide for the extension of Aikman Drive to link
into Cameron Avenue. The variation also includes the
deletion of an earlier link planned to allow Aikman Drive
to extend through to College Street.

VARIATION 9

BRUCE, Section 4: Addition to the Plan to provide for the
road layout for the Bruce Ridge West housing estate.

VARIATION 10

BRUCE, Section 9: Aaddition to the Plan of an existing road
which provides access to the Bruce TAFE.

VARIATION 11

LYNEHAM, Section 59 Block 9: Addition to the Plan of an
existing road which accesses land currently leased to the
ACT Lawn Tennis Association Incorporated.
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VARIATION 12

HOLDER TO SCRIVENER DAM: Additional to the Plan of a trunk
cycleway from Streeton Drive, Holder, to the existing
Yarramundi Reach cycleway at Lady Denman Drive.

VARIATION 13

CITY, Section 23: Modification of the Plan to enable the
widening of the Moore Street road reservation.

VARIATION 14

KAMBAH, Section 7: Additions to the Plan to provide for
roads off Learmonth Drive and Kambah Pool Road to enable
the area to be developed as a Golf Course and associated
housing.

VARIATION 15

PADDEN,. Section 349: Additions to the Plan of a network of
roads off Bugden Avenue to enable the area to be developed
for residential blocks;: water pollution control ponds and °
open space.

VARIATION 16

CALWELL, Sections 786, 787: Additions and deletions to the
Plan to provide a road off Were Street, Calwell to enable
the area to be developed as a Group Centre containing a
shopping. complex and associated uses. The variation also
includes minor adjustments to the present reservation of
Were Street to complement the proposal.
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Variation No 1

VARIATION 1

CHARNWOOD, Section 95: Addition to thé Plan of thé

existing public carparking and servicé areas in Chamwood
to provide access and to formalisé the public parking aréa
for new development sites as well as access to the
Charnwoed Post Office.
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CHARNWOOD: SECTION 95 - ROAD ADDITIONS .

L.

4,

Purpose

To provide  an extension to the existing public carparking in
Charnwood Centre, and access to the Charnwood Post Office.

Background

Charnwood Centre is currently served by a carpark to the
north west of Charnwood Place, and a carpark to the porth
east. Both the carparking areas are accessed from Charnwood
Place.

The Charnwood Post Office was established in rented premises
which were designed to be serviced as part of the overall
shop layout. The requirements of the Post Office for direct
access arise from the need for close proximity to security
and mail delivery vehicles, and for the accessway to be
maintained to standards normal for public roadways (eg kept
clear at all times).

Area

The carpark proposed for gazettal is on Block 16 of Section
95 and measures. 46m x 44m. It contains 60 public parking
places. The area includes a pedestrian way on its southern
flank. Service access to the Post Office requires 20 metres
of pavement to be added to the City Plan.

o . .

Cost

Carpark Nil.
Post Office access $400.

Existing Development

The existing development consists of the retail and
commercial areas of Charawood District Centre. There has
recently been a major expansion of the Shoprite Supermarket,
and the existing carparking is used to capacity.
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7.

Proposed Developments and Their Planaing Requirements

A number of developments were foreshadowed by the” Charnwood
Draft Policy and Development Plan, and which will be serviced
by %he proposed carpark and service area, These developments
include:

. Block 15: commercial development

. Block 31: community facilities, currently programmed
for construction

. Block 27: indoor recreation/fast food facility.
Pubic consultation

The proposals were canvassed in Draft Policy and Development
Plans released for public comment in May 1984, The comments
received led to the Commission locating the site for the
indoor recreation facility close to the centre, and
identifying part Block 9 Section 97 for Commurity Facilities
or church use,

There were no objections to the areas included in this
proposal.
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 Variation No2

VARIATION 2

FLOREY, Section 143: Addition to thé Plan to proévidé
access roads to service the Floréy Local Céntxé.
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FLOREY: SECTION 143 - ROAD ADDITIONS ' .
1. Purpose

To provide access roads to service the Flo-rey Local Centre,
2. Background

The Florey Policy Plag provided for a local centre of 950m2
retail space and 150m¢ non-retail commercial space. In
addition local centres need to be planned to accommodate
other community uses and specia) housing types, such as aged
persons units.

3. Length

200m of local access roads and 59 public carparks are to be
provided.

4, Approximate Cost of Roead Construction and Parking

As above, together with service ties to release packages.
Cost $330 000.

5. Existing and Proposed Developments

Florey West and Florey South (HIA developments) are nearing
compietion, Florey North East is due to commence
construction early in 1986, Approval to this proposal will
enable sites to be released in mid 1986, and for the local
shops to be functioning early in 1987.

6. Particular Planning: Considerations

The site planning allows for access to the centre from both
Ratcliffe Crescent and Connah Street (road to the East). The
Jayout has been designed to allow good access to parking, and
for the shops, children's playground, and commercial sites to
face north to north east. This is a suitable solar aspect
and provides shelter from the prevailing north westerly
winds, Sites for community facilities lie to the north of
the centre with an aspect over recreatfon areas.
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2.

‘The retail Tayout allows for some flexibth'y' for

supermarket to expand from an initial size-of GSOm% should
this be permitted in the future. The initial release will be
based on the smaller size. . )

Pedestrian routes from underpasses previously plarined Tink
into the centre, and the option of incorporating a bus-only
route has been retained to its north east.

Environmental Considerations

The major environmental considerations which arise are to
provide good solar orientation, protection from the westerly
winds and. an integration of the layout with open space to the
north.

Public Consultation

The Florey Policy Plan was approved following public
consultation in May 1984,
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Variation No 3

VARIATION 3

BELCONNEN, Sections 20, 21 & 23¢ Additions to thé -Plan to
provide for improved traffic circulation in that part of
the service trades area north of Cohen Streét; an aréa toé
be released for development in 1986.
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BELCONNEN: SECTIONS 20, 21 & 23 ~ ROAD ADDITIONS 0

1.

Purpose

The proposal will provide for improved traffic circulation in
that part of the service trades area north of Cohen Street.

Background

In the course of reviewing the Belconnen Town Centre Plan in
1984/85 studies revealed that as far-as possible the courts
in the seryice trades arega should be converted to two-way
traffic, It was considered necessary to introduce more
flexibility into the traffic movement in this particular
area.

Length

The length. of the proposed road 1inks totals 80 metres.

Estimated Cost of Construction

Approximately $120 000.

Existing Development

Development in the vicinity of the proposed work included
Belconnen Remand Centre, Ambulance Station and Fire Station..
Also backing onto Gillott Street is an Australia Post mail
centre, a car repair business and service station. A child
care centre to the north of the area is being completed.

A children's traffic demonstration centre is bounded on three
sides by the existing Walder Court,

Future Development

Commercial land fronting Walder Court, and Rae Street will be
released over the next two years for general service trades
purposes similar to uses in Qatley Court, Belconnen.
Buildings of much the same character will be built. This may
resuit in a requirement to review street names and
numbering.
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2,
Particular Planning Considerations

The road variation will improve circulation, access to public
parking areas and access to fire station, ambulance station
and remand centre,

Environmental Considerations
None other than in planning considerations.
Public Consultation

The road variation was shown in the Draft Policy and
Development Plan. for the town centre which was published in
April 1985, There was no objection to the proposal.
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Variation No 4

VARIATION 4

BELCONNEN, Sections 27 & 28: Addition to thé Plan to
provide for a road link between the existing Weédon Closé
and Josephson Street in the Service Trades Area of the Town
Centre. The new road will improve circulation in thé area
and improve access from the east, from Aikman Drive and
Chan Street to the western side of the service trades area.
I+ will ensure greater use of the under utilised Josephson
Street and reduce congestion on Lathlain Strget.
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BELCONNEN: SECTIONS 27 & 28 - ROAD ADDITIONS : o

1.

Purpose:

To provide a road 1ink betwéen the existing Weedon Close and
Josephson Street in the Service Trades Area of the town
centre,

Background

In the course of reviewing the Belconnen Town Centre Plan in
1984/85 traffic studies revealed the need to improve traffic
circulation and control in the centre. A need to improve
legibility of the road system and to relieve pressure at
certain intersections was jdentified. The extension of
Weedon Close s important in meeting this need.

Length

The length of the propesed road is 80 metres.
Estimated Cost of Construction

Approximately $250 000

Existing Development

Development of this area. of the town centre is substantially

complete with the establishment of commercial service trades
activities and shops in Weedon Close and car sales
establishments in Josephson Street.

The road extension does not physicaﬁy affect existing
leases,

Proposed Development

The new road will ensure greater use of the underutilised
Josephson Street and reduce congestion on Lathlain Street.

The two vacant sites at the southern end of Josephson Street
are committed to development in 1986 for new car sales
purposes, One site will have a frontage to the new road.
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2.

The central court of Weedon Close will be redeveloped to
improve the carparking situation, vehicle circulation and to
accommodate the effects of the.road extension. These works
will be carried out concurrently with the construction of the
new road,

There may be a requirement to review street names and
numbering.

Particular Planning Considerations

The road variation should not be detrimental to existing
businesses in the area.

Environmental Considerations

There will be increased traffic in the vicinity of the
existing commercial frontages to Weedon Close. Safety of
customers proceeding to the new carpark will be important in
establishing traffic control measures.

Public Consultation

The road variation was shown in the Oraft Policy and
Development Plan for the Town Centre which was published ir
April 1985. There was no objection to the proposal.

A group known as Weedon Close Traders Association have been
pressing for two years for improvement to the carparking
situation in Weedon Close. The Commission has a commitment
to make these improvements. The road extension will assist
circulation and, in association with the redevelopment of the
Court, will improve parking.
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- CoPY -

Ginninderra Community Council
- PO Box 526
DICKSON ACT 2602

20 March 1986

The Secretary
Department of Territories

Dear Sir,

Re: "Varjation 4 - Proposed link Weedon Close

Josephson Street Belconnan

The Ginninderra Community Council wishes to raise an
objection to the proposed link.

We note that the briefing notes on public display are
inaccurate in stating that there was no objection to the
proposal. For fact Ginninderra Community Council made a
submission or 29 July 1985 acknowledged by NCDC on 19 August 1985
voicing opposition.

‘He also wrote to the Minister for Territories on
6 November 1985 to register our concern at the derelict state of
Weedon Close and Oatley Court.

It seems premature for the NCBC to bring forward a
variation before the final Policy Plan for Belconnen Town Centre
has been published.

In our submission to NCDC on 29 July 1985 we pointed
out that the amenity of Weedon Close would suffer from the
extension of a through.road and being connected to a car park.

In fact we felt so strongly about this depreciation of
the Service Trades Area that we took Barry Reid, M.H.A. on a tour
of the Close and Court.

We noted that Qatley Court was not as degraded as
Weedon Close will become because of random car parking. Part of
Oatley Court is being used as a semi-perminant park for a
trucking business.
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It maybe remembered that both Close and Court were
originally mounded and planted to trees. It is no credit to
planning that these areas have been allowed to deteriorate due to
de facto parking since the landscaping.

We hope the Joint Parliamentary Committee will visit

both Close and Court and would appreciate an invitation to be
present on both a visit and a public hearing.

Yours faithfully

B. D. WELLS
SECRETARY
GINNINDERRA CQOMMUNITY COUNCIL '
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Variation No 5

VARIATION 5

BELCONNEN, WIGNALL PLACE: Deletion from thé Plan of 12m of
the road reservation of Wignall Place.
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BELCONNEN: WIGNALL PLACE - ROAD DELETION '

1.

Purpose

.To delete 12m in the length of Wignall Place.

Background

Block 17 of Section 28 was formerly two blocks accessed fram
a Josephson Street frontage, with service access from Wignall
Place. These blocks were amalgamated to meet a request from
the Department of Territories to provide a large site for a
major vehicle franchise., Negotiations with the prospective
lessee revealed that the extent to which the service access
intruded into the site inhibited its development potential.
Given the amalgamation of blocks which has occurred, the full
depth. of the turning head is no longer necessary and a
reduction of its length by 12m is possibie, A secondary
benefit is to allow a reduction in the grade of access
driveways into the site from Wignall Place.

Length

The head will become 'T' shaped, and 12m less in length than
the existing roadway.

Approximate Costs

These will be met by the lessee at no cost to the
Commonwealth.

Existing and Proposed Developments

The Jand is currently vacant, apart from a small public
parking area which wiil also be included in the site. This
parking is not within the road reservation.

The proposed use conforms to. and reinforces the presence of
vehicle dealerships in this southern portion of Josephson
Street,

Deletion is required in this series to allow lease
finalisation of Block 17,
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7.

Particular Planning Considerations

The northern boundary of the site is formed by the proposed
extension of Weedon Close. However, the propesed deletion of
Wignall Place is an independent action which is not
necessarily related to the extension proposals for Weedon
Close.

Environmental Considerations
Nil.
Public Consultation

No other public consultation has taken place, The proposed
Tessee supports the variation.

5.



" BELCONNEN: wignall Place - Road Deletion




Variation No 6

VARIATION 6

BELCONNEN, BAYLES PLACE: Deletion from thé Plan of Baylés
Place, for the purposes of allowing good integration of thé
housing development of Section 86 with the lake foreshore
parklands of Lake Ginninderra.
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'BELCONNEN: BAYLES PLACE - ROAD DELETION

1.

Purpase

To delete Bayles Place from the City Plan.

Background

The Draft Policy and Development Plan for Belconnen Town
Centre contains a policy for housing on Section 86, The
housing proposal is consistent with the decision of the Joint
Parliamentary Committee Inquiry on Lake Ginninderra

Qctober 1978. Deleting of Bayles Place will provide the best
possible environment for that housing to proceed.

Road Length

290m.

Costs R

There are no costs involved, Bayles Place if constructed
would have cost $200 00Q.

Existing Development

The area is undeveloped apart from a trunk cycle route. The
Water Police building and the Town Gardens are developed
further to the east,

Proposed Development

The proposal for Section 86 involves the development of up to
150 medium density housing units, including some aged persons
units, A portion of aged persons units form part of the
public housing programme, and it is envisaged that a suitable
negotiated release package would allow for these units to be
constructed as part of a total site development package, and
to revert to the Commonwealith on completion..
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A new road will be required from Emu Bank to the Water Police
Station.. At this stage the amended road has not been planned
in detail. However it will be presented as a variation in a

future series,

Environmental Considerations

Deletion of the road will enhance the landscape environment
of this part of the lake foreshores,

Public Consultation

The Commission released the Draft Policy Plan and Development
Plan for the Belconnen Town Centre in April 1985 and the
consultation period extended for six months. No comments
were received on this road reservation or the proposal to
place housing. in the area.
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VARIATION No. (i ‘

Scale 1:2500

ROAD DELETION

BELCONNEN:  Bayles Place - Road Deletion
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Ginninderra Community Council,

. P.0. Box 526, "

‘ : Dickson, A.C.T.
20/03/86

The Secretary,

Dept of Territories
G.P.0. Box 158,
Canberra City, 2601
Dear Sir,

Re Variation 6 : Deletion of Bayles Place, Belconnen

The Ginninderra Community Council wishes to make comment on this
variation; and approve the deletion.

However, it is now appropriate to raise the issue of the most
desirable form of land use for the adjacent land alongside Lake
Gtnnfnderra, especially for that of Section 149. This Section is part
of the foreshore between Bayles Place and the lake. In the NCDC's
briefing notes for this variation, no mention is made of the proposed
use of these adjacent foreshores, including Section 149. The Joint
Committee couid be misled into believing that the land will remain as
E . parkland, as the Ginninderra Community Council believes it
should. Unfortunately, the NCOC thinks otherwise. “The NCDC Draft
Policy & Development Plan for Belconnen Town Centre’ (April 1985)
places this land in a category that allows edifices up to 5 storeys
high. 1In the NCDC's Lake Ginninderra Development Plan (July, 1981)
the area was designated for a Hotel/Motel site. It is worth recalling that
in August 1982 a petition signed by some 1500 residents was presented
to Mr Ken Fry MHR, the Member for Fraser, and a former Chairman of this
Joint Committee, that there be no building on this foreshore site.

Any further building on this promontary alongside the Water Police
structure will not only alienate prime recreational foreshore, but also
marr views from many locations around the lake. It will also have a
deleterious effect on the amenity of the surrounding parkland because
of vehicle movement to the premises. These issues were raised in our
submission of 29/07/85 to the NCDC, and of 6/11/85 to the Minister

for Territories.

He hope the Joint Committee will agree that all land. to the East
of Bayles Pl must be kept free of buildings and that Section 149 be
kept as open foreshore land. It needs to have the security of gazéttal
as parkland.

We urge the Committee to visit the Lake foreshore to view

Section 149 alongside Boyles P1, and we would appreciate an invitation
to be present on such a visit and also at any public hearing.

You

B.R. sy
Secretary, Ginfiinderra Community Council
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Variation Nd@®

VARIATION 7

BELCONNEN, Section 54: Addition to the Plan to prévidé fér
a road link to improve access to devélopment within
Section 54 as well as to improve general traffic
circulation in the immediate area.
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BELCONNEN:  SECTION 54. - ROAD. ADDITION

1.

Purpose

To provide a road 1ink between the existing Swanson Court and
Chandler Street to improve access to development within
Section 54 as well as to improve general traffic circulation
in the immediate area.

Background.

The road is within the core area of the town centre, It is
within a section that has remained virtually undeveloped
since the major infrastructure for the centre was constructed
in the late 1960s early 1970s, 1985 saw a sudden change with
a number of new developments being undertaken,

A new town park, the release of two commercial buildings, the
commencement of a health and day care centre, the completion
of a small cjub and the advanced planning for a community
centre to be committed this year concentrated at Section 54
and coming together in a short period of time have identified
a need for improved access.

Length

The ength of the proposed road is 100 metres.
Estimated Cost of Construction

Approximately $250 000,

Existing Development

Section 54 Belconnen 1s bounded on the south by the Belconnen
Bus Interchange, on the west by Benjamin Way and to the north
and east by Chandler Street. The existing Swanson Court is a
cul~-de-sac providing access to the Belconnen Library, a three
storey commercial development in construction on Block 39 and
a two storey Health and Day Care Centre in construction on
Block 41.

The town park is being established. An area on B16ck 42 has
been irrigated, grassed and planted with trees.
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A church centre and senior citizens club are also on
Section 54 fronting Chandier Street.

Proposed Development

Further commercial developments are proposed at Blocks 37 and

The road variation extending and widening Swanson Court will
provide traffic and pedestrian access to the proposed
community facilities development between the new rcadway and
the library and senior citizens club to the north. It will
define the site.

The community facilities to be managed by the Department of
Territories consist of a community hall, a performance hall,
child care facility, meeting rooms2 and a youth coffee shop.
Floor area is approximately 4 000m©.

The road will provide improved access to future development
on the south side of Swanson Court which is currently
envisaged as being for offices and carparking. A review of
street names will be necessary.

Particular Pianning Considerations

The road variation will provide individual service access to
the major components of the community facilities development
which cannot adequately be provided from Chandler Street and
the existing Swanson Court.

Environmental Considerations
None other than planning considerations.
Public Consultation

The road variation is & minor one and although not shown on
the draft plan it is not inconsistent with the planning and
development intentions in the core area of the town centre as
described in the Draft Policy and Development Plan of

April 1985. This plan was the subject of public consultation
in 1985, The opportunity for further comment is available,
through the publication of the Gazettal submissions.

84.



I8 National
Capitat
Development
Ccmmnssaon

VARIATION No. 7

EMU=—

BANK

-

=

=== CHANDLER

=

WAY

42

26

N

‘%

-
zzzzzpwﬁ{
. Jr w

2
[
ROUT .
T |- —
a0\ 52

anolso\w‘j“

b=

<CAMERON

= STREET> |

o % um
R ﬁ_‘u_"_j

W

ROAD ADDITION (R

BELCONNEN:

Section 54 - Road Addition

85.



MW 26¢7
W Lo/J/ncé
The

JMW%W
87 & /Mof VMM;&&;@-/M

Mm/ﬁ tyete Lo utrk o Jorkt 0f Mo allaction
e e g e ke | T nny faresd o ke s
Gortrntre st bl sl Lillr AU gt Flinmy sxctl o7~
aslirm, arse %&W, MWV a~
i e corpin, 5 e
Canrnertmn Ao M%MWMV@JM



Afwm MWWWW&%C‘&' lor st
ol Gomirtm Qpfincs 42 Mt n woratile pollin -t e

“7//‘”2*”&’ o
/“DM o ook - %WWWWWW
v S Of e CAmmplin.

st aiprefene Lurgee S Bort nfarismccid aloy

Roridler O nee:

') &4‘0‘7"’0“’27&,% /J/WWAN MM,V&«,@

//} @MW&MMMMWM%
| e of n Aogby ari adfacint i e e
m%fw%wéwwwww

%24 A«Wé A”WW%M INPPOPY -2 /&%&wﬁm%
WM"Z\,W

) e Varalidn & fecern AT A Lovirs copdne rin



i) P Variolodm 7 Atts aceer Ao He
Uitice A4 ‘,,,(Mmqwmmf;w
:% e re. MLirpond o CE WNM" ?
el o Wﬂfb"‘ﬂm W%@
MW{L,MW
iy e ol e e s
dﬂa,mﬁmww’%w
MMMWMMWW/&

JLW Crmntn e S bl e, AT rrohe v Gt P

EKW%% Varcnliomr £ o4
, %'fwwwwmm
W dre wode 0 feclitm p& An Mo loverfliom

He gereonl Jolom AL aren Al o s nol
;‘Z"""M%%W%‘m /M J’//w/vo»wé

A clar oy WW”’&’“"WW’“”

%m&vf?%«ﬂlamm% Covve ikl e
Atk ande allirmadline: sinns 6p T argfosrts pneommpecd

88.



89.



Variation N&

VARIATION 8

BELCONNEN, Aikman Drive: Additions and deletions to the
Plan to provide for the extension of Aikman Drive to link
into Cameron Avenue. The variation also includes the
deletion of an earlier link planned to allow Aikman Drive
to extend through to College Street.
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BELCONNEN: AIKMAN DRIVE - ROAD ADDITIONS AND DELETIONS

1.

2,

Purpose

This proposal provides for the extension of Aikman Drive to
link into Cameron Avenue, together with the deletion of an
earlier 1ink planned to ailow Aikman Drive ta extend through
to College Street.

Background

The proposal conforms with the Draft Policy Plan of

April 1985 and is not contentious, The peak traffic volume
expected is in the region of 1000 vehicles in the peak hour
with a Town Centre employment of 13-15 000.

Length

The length of the road is 370m and includes a dual
carriageway to separate traffic flows and allow smal}
differences in elevation of the two carriage-ways, which
occur due to the differences in radii of the carriageways.,

Estimated Cost of Road Construction
Approximately $350 000,
Existing Development

There is no existing development adjacent to the proposed
road, and the nearest buildings are the Lutheran Church on
Block 3 Section 47, and the new Secondary College on Block 43
Section 65. Block 6 Section 48 has been leased for an indoor
recreation centre which will be in construction later in

Proposed Development .

The proposal relates primarily to access to the core area of
the Tewn Centre, but it also forms the Southern and Eastern
boundaries of Blocks 6 and 7 of Section 47, which are
currently being leased for commercial recreation, It is not
desirable to access Section 47 from the proposed road, but it
is desirable that the road construction and its. verges: be in
place so that. the development has a finished and landscaped
frontage. The Commission is also currently constructing
further long stay carparking on Section 48.

91.



Particular Planning Considerations

The proposal is designed to channel traffic directly towards
the Section 48 carparking and to provide a more direct
approach to other destinations in the core area than would

- have been possible with the existing gazetted alignments.

Some cost savings are also possible -with this proposal.
Environmental Considerations

The site is currently unleased Commonweaith Tand.
Public Consultation

There were no objections to this proposal during the public
consulation phase of the Draft Policy and Development Pian
proposals for Belconnen Town Centre in Apri} 1985,
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VARIATION No.8

Scale 1:2500
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BELCONNEN: Aikman Drive - Road Addition
& Road Deletion
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VARIATION 9

Variation Nd®

- BRUCE, Section 4: Addition to the Plan to providé for the
road layout for the Bruce Ridge West housing estaté.
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BRUCE:

1.

SECTION 4 - ROAD ADDITIONS
Purpose

To provide the road layout for the Bruce Ridge West housing
estate.

Background.

The Draft Policy and Development Plan for Bruce Ridge West
was published on 10 August 1985 and is now being finalised.

The propesed hausing estate formed part of the Draft Plan,
and the most notewarthy feature of the proposed area was that
it was on steep land and overiapped an area designated for
the National Estate,

The National Estate area included a geological feature known
as 'the gossan', The policy and development plans intention
is to preserve the gossan and the Australian Heritage:
Commission has concurred.

The upper slopes of the area shall be reserved for the
conservation of the wooded ridge, The policy for the Tower
slopes is to provide a mixture of housing, with medium
density housing being located on the lower slopes, standard
housing on. the middle slopes, and cluster housing in the
upper areas.

Length
2.37 kilometres.
Estimated Cost of Construction

For roads and services is $3 million,
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5.

6.

Existing Development

The site is undeveloped. To the South East is the Jennings
Estate, and to the East is the Bruce Ridge and, beyond that,
Radford College. To the West is Emu Ridge housing, which
includes a Tocal shop and oval, These facilities are
accessible to pedestrians via an underpass on Eastern Valley
Way. Access to schools - other than Radferd College will be
by bus or cycle.

Proposed Development

The road Tayout is based on provision of a loop road with
culs~de-sac to individual housing blocks and access points to
cluster developments,

The road variation will permit the development of the three
types of housing indicated. Turnoff is in the 1987/88
progranme. The following are the current figures but may be
amended in detail during finalistion of the work.

Block Size:

. Standard Housing 66 (900 - 1 000m2)
. Medium Density Housing

(courtyard & townhouse

blocks) 163 (courtyard/townhouse)
. Low Density Cluster Housing

(compact clusters in a

landscape setting) 64 (1 000m2 + each)

TOTAL 283 units

In accordance with usual practice there will be Government
Housing Units developed within the scheme,

The road system results from a need to access the site from
both Eastern Valley Way and College Street, to provide bus
services through the estate, and to produce a road layout
which {rhibits the development of a diagonal "rat run"
between Eastern Valley Way and College Street. To achieve
these objectives, a system of a loop road is proposed, with
access to this loop being off two entry points only. The
lower half of the loop has a wider carriageway to allow
passage by bus transport.
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7.

Particular PTanning Considerations
The layout contains provision for the following featu}-es:

. cluster housing with a high landscape component,
allowing housing to biend into the visually important
wooded ridge skyline;

. special attention to the design of drainage on the-
steep gullies, with the loop road acting as an
interceptor to flows, and with the gully landscapes
treated in a paturalistic way;

. a cut off drain/fire break/nature trail is placed
between the upper edge of the development and the Bruce
Ridge. Access to the geological feature of the gossan
and nature reserve will be via this trail;

. an emergency access is proposed between the South Bruce
and Bruce West estates, to overcome problems if the
exit to South Bruce from Jaeger Circuit were blocked.

This residential area will be served by schools at Aranda and
Macquarie, a Tocal shop at Emu Ridge (accessibie by an
underpass under Eastern Valley Way) and Belconnen Town Centre
facilities. Recreation requirements can be met on Bruce
Ridge itself, the playing field at West of Eastern Valley Way
and good access to Lake Ginninderra and its surrounds.

The Commission is continuing to examine alternative means of
providing safe pedestrian access across Belconnen Way.

Environmental Considerations

Extensive negotiations occurred with the Australian Heritage
Commission, Canberra College of Advanced Education and
independent geological consultants to establish the
significance and use of the previously designated Heritage
Area.

The Heritage Commission has agreed to modify the boundaries
of the proposed heritage area in the knowledge that the
gossan will be protected by the plan. The gossan geological
feature while not unique to the region does provide an
important and convenient sample for geology students in the
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Management of the environment of the upper slopes of the
ridge will be subject to a management plan, both to ensure
public access,. and to improve the ability to gain rapid
access to the area for purposes of fire control.

Public Consultation

The Draft Policy and Development Pian was published in August
1985 and is currently being finalised for final distribution.
There were no- bbjections. to the proposed development, other
than from residents of South Bruce, who had concerns about an
area to the South of their development not included in this
gazettal proposal, and who opposed a through route connection
between the South and West Bruce Estates. There were two
objections to the reduction of the Heritage Area, but in
agreement with the Australian Heritage Commission it was
accepted that these submissions did not raise substantive
points which would support retention of the Heritage Area in
its present form.
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3 Partus Plage
BEUCE 2617 ®
{8 March 1986
SECRETARY
DEPARTMENT OF TERRITORIES
GPO BOX 158
CANBERRA
87 th Series of Varijations to City Plan
Comment/obiection to Variation 9

The N.C.D.C. has indicated in relation to this proposed
development that significant effort will be made to ensure the
landscape quality of the development is hxgh. Some examples of
statements by NCDC are shown below:

- "measures will alsoc be taken to protect the gully
from damage during the construction period®

. "Specific development controls will be devised for
these blocks™

. "gully landscapes treated in a naturalistic way"
. “houding with a high landscape content®

. "little liKelihood that contractors will need to
go into the reserve area....any damage....will be
rectified by contractors”

I am in agreement with these types of development conditions,
HOWEVER, past performance in the adjacent Jennings development
indicates that NCDC/Dept of Territories have not the legal power
or willingness (I don’t Kknow which) to enforce development
conditions. .

Many examples can be provided where the Jennings development
has not met the development conditions. In fact they seem to have
been blatently ignored. Some examples are attached in the
Appendix. However of najor concern has been the damage to the
hill reserve. A proliferation of informal access “roads” has
occurred.

THUS I ask that the proposed development not proceed until some
guarantee can be provided that the same will not happen again.
This guarantee would need to indicate how contractors are to be
adequately supervised and adequately penalised for non
conpliance., It would also need to indicate a willingness by the
appropriate authority to get tough and insist on conditions being
met, and not watered down as the development proceeds, In the
Jennings case, I understand that the company still has every

chance that its bond will be/ketur g to the company!
Y6ufs ;n:;g§¥?ﬁ'y4;k*\~\_~

Grég Dunstone

A

Sovrst
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Appendix A

The following development conditions have been broken in the
BRUCE development by Jennings.

"That the site be developed in a manner sympathetic with the
landscape. This will require the leasee to exercise special
care; in the design and siting of buildings to suit the

" topography; so that scale of bulldings are reduced;*

= The houses, particulaly in later stages are HUGE.
They dominate the streetscape. Sizes of around 30
square are not uncommon.

= The styles of housing are hardly sympathetic with
landscape. There are Tudor style, Arches, Columas and
any amount of inappropriate styles.

. “"Leasee required to protect, retain, integrate and
reinforce the sites unique landscape qualities”

= The reserve ridge outline has been destroyed by
housing developments out of character with the area.

. "Where housing joins the hill reserve, the integration
of existing landscape is important®

= Even a high brick fence has been allowed from one
lease onto the reserve! This is hardly integration.

. "The hill reserve to the north and west of the site will
retain {ts native landscape intact. It is expected that
areas of natural landscape will be integrated into the
development and that existing mature trees and established
regeneration will be retained where practical.”

= Extensive damge to reserve due to proliferation of
access roads

. "High standard of design.... sensitive approach maintained
at all times*

= Drive through BRUCE and it is obvious that this
approach has not been maintained.
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- Variation Nd®0

VARIATION 10

BRUCE; Section 9: Addition to the Plan of an existing road
which provides access to the Bruce TAFE.
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, " BRUCE:- SECTION 9 - ROAD ADDITION
1, Purpose

To add to the Plan a constructed road which provides access
to the Bruce TAFE.

2. Background

The access road to the Bruce TAFE was built as part of the
site development of that complex. As the TAFE has developed,
the road has provided a local bus service for students, but
this has created difficulties because the cul-de-sac form of
the access road made it difficult to turn buses around., Part
of the College carpark was used for this manoeuvre which
proved an unacceptabie arrangement for bus drivers.

When the World Cup Athletics were being planned, it became
evident that improved bus operations for the Games would
result if the TAFE road were extended to Battye Street. This
action was taken, and with the added benefit that parking in
the College was also available for use as overspill parking
during the World Cup.

3. tength of Road

1.1 kilometre,

4, Cost
Nil
5. Existing Development

Bruce TAFE, National Sports Centre.

6, Proposed Development

No further development is planned to the immediate south or
east. of the development.
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Particular Planning Considerations

The 'road arrangements are acceptable to the Bruce TAFE. The
road offers the flexibility for joint use of the TAFE
parking and opportunity for bus services on this route.

Environmental Considerations
Ni1
Pubiic Consultation

Nil
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Variation Nd®Y1

VARIATION 11

LYNEHAM, Section 59 Block 9: Addition to the Plan of an
existing road which accesses land currently leaséd to thé
ACT Lawn Tennis Association Incorporated.
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LYNEHAM: SECTION 59 - ROAD ADDITION

1.

Addition to the plan of an existing road which accesses land
currently leased to the ACT Lawn Tennis Association
Incorporated. -

Area

Approximately 1527 mé
Cost

Nil

Existing Development

The road provides access from Mouat Street to the National
Tennis and Squash Centre, Direct access is impeded by a
large stormwater drain at the intersection of Ginninderra
Drive and Mouat Street.

Proposed Development

The ACT Lawn Tennis Association Inc. has applied to
incorporate into its lease a commercial indoor cricket
stadium. The current tenure arrangements over the three
blocks occupied by the Association are unsatisfactory. The
Department, with the approval of the Association and the NCDC
intends to rationalise these leases and at the same time
formalise the existing access, to aliow independant access to
each block.,

Particular Planning Considerations
Nil
Public Consultation

Nil
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Variation No 12

VARIATION 12

HOLDER TO SCRIVENER DAM: Addition to the Plan of a trunk
cycleway from Streeton Drive; Holder, to the existing
Yarramundi Reach cycleway at Lady Denman prive.
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HOLDER TO SCRIVENER DAM - CYCLEWAY ADDITION .
1. . Purpose

To provide a trunk cyclepath from Streeton Drive, Holder, to
the existing Yarramundi Reach cycleway at Lady Denman Drive,

2. Background

" The proposed cyclepath is an important link in the
metropelitan Canberra trunk cycleway network identified on
the Commission's Policy Plan.

The intention to construct a cyclepath on this alignment has
been included on all the public Canberra Cycleways brochures
since the initial publication in November 1977,

Following the construction of the cyclepath from Yarramundi
Reach to Yarralumla to complete the Lake Burley Griffin
system of cycleways in 1982 there has been considerable
public interest in the programming for this 1ink,

The cyciepath will provide a direct connection for the
residents of Weston Creek with Belconnen, North Canberra and
the Central Area.

3. Length

The length of the proposed cyclepath is approximately
3.3 kilometres,

4. Estimated Cost of Cycleway Construction
Approximately $400 000.
5. Existing Development

The cyclepath commences at the existing path in Streeton
Drive, Holder, and travels in a northerly direction across
the Cotter Road. The cyclepath then follows the western edge
of the pine plantation and continues north along the eastern
boundary of the disused sewage works toward the Molonglo
River, .
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Travelling in a generally north east direction the cyclepath
then continues up the Melonglo River corridor, on_the south
bank, and connects with the existing path south of Scrivener
Dam, oo

Through this area the ekisting development to the south of
the cyclepath 1s the Australian National University Botanical
Research Centre on Block 676 and an area for Forest Research
by the CSIRO on Block 678. Blocks 1157 and 647 are managed
by the Department of Territories as horse agistment paddocks.
A portion of Block 625 forms part of the National Estate
having been included in 1983 in relation to the listing of
the Yarralumla Woolshed and its semi rural environs. Part of
this block is used by the Canberra lLakes Pony Club.

The entire length of the cyclepath is within the defined area
of the National Capital Open Space System.

Proposed Development

The cycleway variation will permit the development of a 2.5m
wide bituminous sealed cyclepath within a 5m reservation.
The proposal retains all the existing development with the
exception of approximately 0.25 hectares to be excised from
Block 678 and minor adjustments to the fencing of the horse
agistment paddocks on Blocks 647 and 1157,

Construction of the cyclepath is programmed for commencement
in the 1985/86 financial year with compietion expected in the
1986/87 financial year.

Particular Planning Considerations

The route has been selected to provide the most direct
connection within the Commission's guidelines for the
horizontal and vertical alignments of trunk cycleways.

With the exception of the crossing of Cotter Road the route
is free of conflict with motor vehicles, The existing
traffic signals at the intersection of Cotter Road and
Streeton Drive are to be modified to provide protection for
pedestrian/cyclist movements at this point.
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The section of the cyclepath route most exposed to the threat

. of a flood in the Molonglo River occurs approximately 500m

either side of the Tuggeranong Parkway bridge. It is
proposed to install flood warning devices to provide
protection for these two areas.

It has been recognised that the corridor is used extensively
by equestrians and special measuras have been incerporated to
avoid conflict. 1In particular the crossing of Yarralumla

.Creek has been aligned to minimise the impact on the

equestrian cross country course on Block 625, and the area
under the Tuggeranong, Parkway bridge has been designed to
improve equestrian movements.

Environmental Considerations

The cyclepath alignment has been des‘igned to provide a
convenient and relatively gentle route in a pleasant riverine
corridor for the recreational user while remaining direct and
attractive for commuter cyclists.

In recognition of the importance of the Molonglo River
corridor a Landscape Assessment report was prepared on this
cyclepath, The study assessed the visual and environmental
factors pertinent to the most satisfactory alignment of the
cyclepath.

The purpose was to minimise land form modifications and
provide an alignment which complimented the natural
environment while providing public access to the valley
corridor,

Public Consultation

The. proposal is consistent with approved policy so general
public consultation was not necessary.

However, individuals and organisations who had expressed an
interest in the cyclepath were contacted, Comments. were
invited from the ACT Equestrian Association, Pedal Power, the
Canberra Lakes Pony CTub and Mr P. Smith of Neston,
representing Weston Creek cyclists,
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Pedal Power and Mr P. Smith supported the route. However,
the Canberra Lakes Pony Club who use part of Block 625 have
stated their qualifications to the route adjacent to this
block. The construction of the cyclepath will necessitate
the relocation of three obstacles of the cross country course
they have developed, outside Block 625, in the river
corridor, They have, however, supplied the Commission with
information on measures that can be included n the design of
the cyclepath to enable the continued operation of the cross
country course.
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The Secretary -
Department of Territories
GPD Box- 158

Canberra ACT 2607

Dear Sir,

PROPOSED CYCLEWAY THROUGH EQUESTRIAN PARK
g\'ariation 12; Special Gazette no. S 76, 27 February 1986)

E!e wish to endorse the attached objection lodged by members of the
Canberra Lakes Pony Club on behalf of users of Equestrian Park and
others.
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The Secretary

Department of Territories
GPO Box 158

Canberra ACT 2601

Dear Sir,

PROPOSED CYCLEWAY THROUGH EQUESTRIAN. PARK
(variation 125 special Gazette no. S 76, 27 February 19

e wish to endorse the attached objection lodged by mem
Canberra Lakes. Pony Club on behalf of users of Equestri
others.
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PO Box 1061
Hoden ACT 2606
16 March 1986

The Secretary

Department of Territories
GPO Box 158

Ganberra ACT 2601

Dear Sir,

PROPOSED CYCLEWAY THROUGH EQUESTRIAN PARK
{variation 12; Special Gazette no. § 76, 27 February 1986.)

We wish to Jodge an objection to the currently proposed routmg of the
planned cycleway between Scrivener Dam and Weston Creek.

The currently proposed route

1. would be deleterious to the Equestrian Park horse riding
and. competition facility, and

2. would create needlessly safety hazards for cyclists and
- equestrians alike.
Further, we believe that there are (at least) two alternative routes
available for this section of the cycleway network, either of which
would reduce if not eliminate dangers to cyclists and horse riders,
and one of which would serve to entice bicycls traffic from the Cotter
Road, as well as cost one half as much as the currently proposed route.

Background

By way of background, Equestrian Park is the centre for public equestrian
activities in Canberra and the surrounding area. In fact, as stated in
an NCOC-commissioned study:

" "The Yarralumla £questrian Park is the only competition area
provided for general public use."

(Provision of Equestrian Facilities in the ACT, p. 2/13, 1983,
emphasis added.)

As such, the facilities at Equasstrian Park are used intensively by children
and adults from the entire Canberra area and beyond not only for competition
but also for instruction in safe riding, for recreational riding, and for
practise jumping.

The area is maintained largely by the Canberra Lakes Pony Club, through
voluntary work groups composed of parents, and used not only by this Club
but also by the Belconnen Pany Club, the Canberra Riding Club, the Hall
Pony Club, the Jerrabomberra Riding Club, the Kambah Pony C!ub the
Murrumhatemum Pony Club, the Queanbeyan Pony Club and the Sutton Pony Club.



Equestrian Park is used also as a venue for competitions inyolving
the whole of Zone 16 of the Pony Club Association of New South Wales
(which includes the ACT), and by many other equestrian groups as well.

The Problem

The currently proposed cycleway route would sever from the main portion
of the Equestrian Park Cross Country Jumping Course a vital training
and competition area known as the "sandpit.” In addition to providing
an essential component in the variety of terrain required for a viable
cross country jumping course, the "sandpit” area provides a much used
and invaluable location for training children and other riders in the
safe negotiation on horseback of steep slopes of varying fnclination.
Learning to negotiate such slopes is an essential requirement for safe
riding and the "sandpit" area is uniquely suited for teaching as well as
competition purposes because it provides 2 range of siopss, from gentle
for the youngest riders to quite steep for the more advanced.

Although some other jumps that would be affected by the currently proposed
cycleway route could be relocated, it is not possible to relocate this
natural “sandpit" area, nor is there any other area that might serve the
functions it fulfills.

When the Canberra Lakes Pony Club learned - very.belatedly - of the plans

of the NCDC to push ahead with the currently proposed cycleway route without
prior consultation with those interested in preserving Equestrian Park,

some effort was made by the Club - within the very narrow time frame
available - to make suggestions that might reduce somewhat the impact on

the cross country jumping course. These suggestions cannot overcome completa-
1y the problem of providing safe access to the "sandpit" area, nor remove

the inherent danger of cyclist/equestrian conflict in a ¢ross country jump
course eavironment.

Therefore, a consideration of the minor adjustments subsequently incorpor-
ated by the NCDC has led to the increasingly widely held view that the
currently proposed cycleway route would have a very deleterious effect on
Canberra’s only publically available equestrian facility and would generate
otherwise avoidable hazards for equestrian and cyclist alike.

Hazards Created by the Proposaed Route

When competing in a cross country jumping event over the Equestrian Park
course riders - children and adults of varying levels of skill and
experience - are atop horses weighing 250 - 500 kilas or more and moving

at a very rapid rate, on occasion at a full gallop. A cycleway adjacent

to this course, a new fence, and so on invariably would increase the chances
of serious accidents, which could wall involve cyclists.

In this context, an authoritative treatise on the design of cross country
courses is wgrth quoting:

“Like many sports, cross country riding has inherent dangers
and as more and more people take part there must become a
greater awareness of the risks invoived,

Course designers and fence (i.e. jump) makers must try and
reduce these dangers to a minimum, while at the same time
leaving the character of the competition intact."

{Constructing Cross Country Obstacles, 1979 revised.) . 122.



The nature of some equestrian activities, to be sure, at times causes
parents concern, Worry and soul-searching. But, most feel that some
children have certain natural needs for adventurous activities, especially
teenagerss and that by providing 2 wholesome and well supervised outie
for these needs the 1ikelihood of searching for adventure through drug-
4aking or other harmful activities s reduced. In addition, equestrian
activities help children_to develop a sense of responsibil 'ity.and self-

confidence which is 1ikely to stand them. in good stead in their adult
years.

Mareovers everything humanly possible is done to ensure that children
and adult riders) learn safe riding practises and that the areas where
they ride are free of hazards.

__ 1% should be emphasized, further, that’ the currently proposéd cycleway

route also crosses the main public equestrian trail connecting two riding
schools and 2 number of agistment paddocks tp the Green Hills Pine plantation
riding area. This public bridle path is used heavily, often by groups of

10 to 20 riders of varying ages and Yevels of experience.

Thus, the currently propused cycleway route through Equestrian park and
across the public bridle path wWould create new and unnecessary hazards
for equestrians and cyclists alike.

Cost

The currently propqsed cycleway route was first costed at $377,000 and

this was later revised upwards +o $408,000.

Alternative Cycleway Routes

There are two main alternatives to the currently proposed route. These
are indicated on the attached diagram (map) and described below.

Alternative A: “Horth Molonglio River" route. From Scrivener pam to Weston
Creek aiond The north bank of the river. This would be the same basic route
as the currently proposed route, but on the north side of the river (rather
than along the south side as s currently proposed). In dismissing this
north river route as & feasible possibﬂity. NCDC consultants commented:

wynfortunately, this route is also well used as an
equestrian trail and the potent’ia'l conflict is of
some concern.”

{NCoC Consultants, Route gelection Report, March 1985)

This is ironic because the currently proposed route has far more potentia‘l
for equestrian/cyc‘list conflict than this previously dismissed northern route.

Alternative B: "seuth Cotter Road" route. From Scrivener pam using existing
cyclewayss. through existing cyclist/horse underpass under cotter Road, along
existing cycleway to edge of North Curtin oval, along south side of Cotter Road
and across existing bridge over Tuggeranong parkway to streeton Orive, there-
upon joining existing footpath/cycleway.

This south Cotter Road alternative was described by NCDC consultants as 3
viable, feasible route with a good deal to recommend it, though some possible
_ disadvantages were noted. 123,




Advantages and Disadvantages of
the South Cotter Road Alternative

Disadvantages (relative to the currently proposed voute):
1. Regarded as less scenic.

- 2. Slightly more hilly, though steepest grade no steeper .
- than currently proposed route,

3. Slightly longer distance between Scrivener Dam and Weston
Creek (3930 m. versus 3800 m.), i.e. 190 m. or 3.4% Jonger.

4. Crossing of bridge over Tuggeranong Parkway and associated
ramps involved. .

Advantages (relative to the currently proposed route):

1. Preserves safety and viability of Equastrian Park.
Involves no new cyciist/equestrian interface.
Protects cyclists from accidents involving horses.

2. Requires no crossing of public equestrian trail between
riding schools/agistment paddocks. and pine forest riding
area.

3. Provides a direct cycle route between Weston Creek and Curtin,
between Weston Creek and the horse riding schools, between
Weston Creek and the agistment paddocks, between Curtin and
Cooleman Court, between Curtin and the AME school, between
Curtin and the Weston tennis courts and ovals, etc.

4. Does not require a level crossing of the Cotter Road.

5. Does not require flood danger signs, automatic flocod warning
Tights, or emergency escape exits over fences as are required
{and planned) with the currently proposed plan.

6. Cyclists® visibility less 1ikely to be reduced by extended. fogs
(as occur along the river during Winter).

7. The south Cotter Road route has been costed at $202,500.
It would cost one-half as much as the currently proposed route.

Discussion of Alternatives

The currently proposed cycleway route through Equestrian Park appears to
have been. selected primarily on the basis of being more scenic for recreation-
al z]:yclists and being believed to provide a more direct route for commuter
cyciists.

Certainly cost could not have been a consideration as the currently proposed
route would be over twice as expensive as the south Cotter fload altermative.

The Cotter Road {tself is. presently used on a regular basis for HWeston Creek
to Curtin cycle traffic: Kids cycling to the horse riding scheols; young
teenagers cycling to work in the Cooleman Court area; etc. As NCDC consultants
acknowledge, the currently proposed route through Equestrian Park would not

do anything towards removing thislgiston Creek ~ Curtin cycle traffic from
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NCDC consultants also suggested that the sauth Cotter Road altermative
might encourage cyclists onto the Tuggeranong Parkway. Aside from being
veryspeculative, this suggestion is not supported by observation. That is,
many commuter cyclists already use the Cotter Road Ttself te reach the
cycleway network in Curtin but seem quite able to resist any temptation

to veer onto the Parkway as they pass it.

It seems highly unlikely, therefore, that the south Cotter Road alternative .
would deter either the commuter or the recreational cyclist from using this
section of the network. As indicated, the south Cotter Road alternmative is

only 190 m. {3.4%) longer than the currently proposed route.

And, some of the $200,000 that would be saved if the south Cotter Road
alternative was chosen easily could be used to level out some of the rises
along this route. .

Finally, NCDC consultants suggested that the use of the Cotter Road bridge
over the Tuggeranong Parkway by cyclists was less than ideal. Yet, this kind
of crossing would not be much different to a number of others ia Canberra
where cycle and avto traffic pass close together, separated by crash-proof
steel barriers, More importantly, because the Cotter Road itseif is used
already by cyclists and will continue to be so used {it is the most direct
route between two areas of dense habitation) the present situation of no
cycleway across the bridge is far more dangerous than any proposed cycleway
would be. And, during periods of rainy weather and danger of flooding, when
the currently proposed route could not (or would not) be used, commuter cyclists
would be forced back onto the Cotter Road amongst the automobiles and trucks.

Penultimate Points

1. The currently proposed cycleway route through Equestrian Park
appears to have been suggested as early as 1977, The decision
to push ahead with this route has ignored subsequent recommendations
by other NCOC consultants to upgrade Equestrian Park.

2. The route selection process made specific provision for early imput
by some cyclists. No provision was made for such input by those
. with an interest in equestrian activities. It seems most unusual
that in an area where several groups might have useful contributions
to make one group should be singled out for preferential access to
the planning process.

3. The "Weston Creek Petition" referred to by the NCDC as support
for the currently proposed route did not indicate to signers that
there were disadvantages to the proposed route {eg flooding and
fog}, nor indicate possible alternatives. -

4. It is not clear that any of -the possible aTternative routes for
this section of the cycleway network would deter the determined
cyclist. from using the Tuggeranong Parkway. Clearly some - hopefully
a diminishing few - will continue to use the Parkway until a cycleway
that parallels its entire length is constructed.



§. Because the south Cotter Road alternative route would take
advantage of much existing cycleway (i.e. less new cycleway
is needed), and because this alternative requires no new
structures (such as the proposed bridge over Yarralumla Creek),
it should be possible to. complete it in much Tess time than
the currently proposed route.

6. Although, after very belatedly Tearning of NCDC plans, there
has been some communication between the past President of the
e Canberra Lakes Pony Club and NCOC officers, the focus has been.
on trying to reduce the hazards that would be created by the
currently proposed route. At no time has the danger to horse
riders and cyclists been seen as obviated by the subsequently
incorporated fences and screen plantings.

Einal Conments: Sex Preferences in Sporting Activities

Equestrian sports enable girls and women to participate on e;.}ua‘l terms
with males, In fact, horse riding is the only sport at the Olympics
in which men and women compete against each other in the same events.

Not surprisingly, girls and young women are well represented in our pony
clubs, and other equestrian activities, and they often excel. (Actually,
boys. and young men can do as well if they are tough enough and smart enough
to take the competition with some very determined young women.)

The point: It is inconceivable that the NCDC would propose to put a
cycleway between a football oval and its goal-posts, and then argue that
the land so taken was minimal or insignificant, or that they were prepared
to erect fences and gates to ensure that boys running for goals would not
risk colliding with cyclists. Yet, this is the best analogy to what the
NCDC §s proposing to do to Equestrian Park.

IN CONCLUSION: We request respectfully that the Joint Committee

return to the Department of Territories and the NCOC for further consideration
Variation 12 of the 87th Series, the provosed cycleway route through
Equestrian Park.

We note that NCDC consultants already have attested tp the feasibjlity of
the south Cotter Road alternative route, as w2ll as to the fact that this
alternative would cost gne-half as much as the currently proposed route.

Further, we request respectfully that the NCDC be asked to'treat this as a
matter of urgency: Wost of us either use the cycleway netwopR)ourselves,
or are quite sympathetic to cyclists, and believe that this/section of the
network should be completed as soon as practicable (but in p gafe Tocation}.

Yours sincerely,
e irnen

Sheila Lawrie,

President, .
Canberra Lakes Pony Club
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Immedfate Past President,
Canberra Lakes Pony Club
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Alden S. Klovdahl,
b

er,
Canherra Lakes Pony Club
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3 Tully Street
HOLDER
ACT ~ 2611

6 March 1986
The Secretary,
Department of Territories,
GPO Box 158,
CANBERRA ACT 2601,

Dear Sir,

VARIATION TO THE CITY PLAN -~ B87th SERIES OF VARIATIONS

. . .

I fully support variation 1% of the above plan to
provide a cycleway from Scrivener Dam to Holder. It is a most
worthwhile use of public money and I look forward to its early
completion.

Yours faithfully

m—@a,v\&,

N, T+CARROLL
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CITY:

1,

2,

Section 23 - ROAD ADDITION.

Purpose

Modification to the city plan to enable the widening of the
Hoore Street road reservation.

Backgraund
The blecks adjacent to the western side of Moore Street are

currently being re-developed.

As part of the renegotiations the lessees have agreed to have

a strip of Tand 9.07 metres wide excised from their blocks to

allow for widening of the road reservation.
Length

120 metres.

Cost.

Nil

Existing and Proposed Developments

The area is currently undergoing redevelopment, The lessees
of blocks 14 (formeriy block 3) and blocks 10 & 7 (formerly
block 1) have had the area of land excised from their new
leases. Their legal accesses are onto Barry Drive and Rudd
Street. The lessee of blocks 16 & 17 (formerly block 2) has
agreed to surrender the required land if the proposal is
adopted.

Particular Planning Cansiderations
Ni1

Environmental Consjderations

Nil

Public Participation

Nil
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Dapartment
of
Territories

VARIATION No. 13

Scale 1-2500

‘RoAD ADDITION NGHE

CITY: Section 23 - Road Addition
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Variation»No.14

VARIATION 14

KAMBAH, Section 7: Additions to the Plan to provide for
roads off Learmonth Drive and Kambah Pool Road to enable

the area to be developed as a Golf Course and associated
housing.




KAMBAH ¢

1.

3.

SECTION 7 - ROAD ADDITIONS
Purpose

This proposal in Tuggeranong provides for roads off Learmonth
Drive and Kambah Pool Road to enable the area to be developed
as a Golf Course and associated housing.

Background

The site has been identified for a golf course estate for
more than a decade. The Murrumbidgee Country Club is a
community based organisation set up in 1975 with the primary
objective of developing a golf course and associated
recreational facilities. Profits from the sale of land or
Jand and housing packages is intended to fund the development
of the recreation facilities,

Length

The length of the proposed roads is approximately 1 400m off
Kambah Paol Road and 1 600m off Learmonth Drive.

Estimated Cost
The cost of the roads is to be borne by the developer.
Existing Development

The site is bounded by Learmonth Drive, Armytage, Crozier,
Drysdale, Eagle and Faithfull Circuits, Kambah Pool Road and’
the Murrumbidgee River Corridor.

Proposed Development

The road varjation will permit the development of an 18 hole
golf course and 385-400 residential units comprising 145
townhouses, 71 standard houses, and 179 low density cluster
houses.

Particular Planning Considerations

Concerns previously raised by local residents regarding
traffic generation, children's safety, reduced land values
and amenity have largely been accommodated by modifications
now reflected in the current plan.
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The possible sighting of the residential development from Red
Rocks Gorge .is to be aveided by limiting such housing to
single storey development where necessary..

Environmental Considerations

The development proposal was referred to the Joint Committee
on the ACT's Inquiry into the Murrumbidgee River by the
(then) Minister in July 1983,

The recommendations of the Committee of Inquiry, handed down
on 24 July 1984, were that the Murrumbidgee Country Club
proposal proceed, but that the granting of a lease to the
Club be conditional on adequate guarantees being made that
each stage be completed. In addition, that any housing
within the Estate that would be visible from the Red Rocks
area, be restricted by Design and Siting controls to single
storey level.

The Committee reported that, although the proposed
development may be environmentally acceptable, it is still
subject to the Environmental Protection (Impact of Proposals)
Act, 1974, Accordingly, the proposal will be examined by the
Department of Arts, Heritage and Environment pursuant to the
Administrative Procedures under that Act, so that the need or
otherwise of an EIS may be determined. The Commission has
nominated John Hindmarsh Canberra Pty Ltd as the 'proponent’
for the purpose of preparing a Notice of Intention,

Public Consultation

Consultation between the proponent and local residents has
taken place and the concerns expressed by the residents have
been taken into account in the preparation of the pian., The
Commission will require the proponent to undertazke a formal
public consultation programme as part of the Development Plan
approval process.
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Murrumbidgee Country Club Tnc. r0.50c

Woden
A.C.T. 2606

87TH SERIES OF VARIATIONS TO THE CITY PLAN
ITEM 14 - KAMBAH SECTION 7

Submilssion to the Parllamentary Joint. Committee on the ACT
by
Murrumbidgee Country Club
and
John Hindmarsh Canberra Pty Limited

{ntroduction

tem 14 in the 87th Series of Variations to the City Plan has been
Gazetted to provide for the development of a Golf Course and associated
housing which together comprise the Murrumbidgee Country Club (MCC).
proposal.

Contents of Submission

This submission covars the following matters:

Previous inquiries by the ACT House of Assembly and the
Parliamentary Joint Committee (PJC) on the ACT -

Details of the MCC proposal

Staging of Development

Environmental [ssues

The Murrumbidgee Country Club - membership, etc

Consultation with nearby residents and the Tuggeranong
Community Council

Summary



Previous Inquirles by the ACT House of Assembly and the PJC
on the ACT

In August 1982 the ACT House of Assembly asked its Planning and
Dsvelopment Committee to examine and report on proposals by the
operators of the Belconnen Golf Course and the Murrumbidgee Country
Club to enter into residential and commercial developments.

The Murrumbidges Country Club made a detailed submission to this

inquiry and a copy of our submission can be made available to the PJC if
it wishes.

Parllamentary Joint Committee _on_the ACT Inquiry into the
Murrumblidgee River Corridor

The Joint Committee's recommendations in respect of the Murrumbidgee
Country Club's proposal ware:

"28. The Committee recommends that the
Murrumbidgee Country Club proposal
procoed but that the granting of a lease to the
Club be conditional onh adequate guarantees
being made that each stage can be
completed. (Para. 5.63)

29. The Committee also recommends that any
housing constructed in the Country Club
Estate, that would be visible from the Red
Rocks arsa be rastricted by siting and design
controls to single storey level. (Para. 5.63)"

Detalls of the Murrymbidgee Country Club Proposal

The Murrumbidgee Country Club's proposal involves the development of
an 18 hole goif course, a maximum of 400 dwellings comprising a mix of
standard housing, low density cluster housing and medium density
housing, a club house and measures 10 protect the environmental quality
of the Murrumbidgee River Corridor. The roads to service the housing
areas are the subject of the curmrent gazettal action. All of the work within
the boundaries, plus the road extensions will be carisd out as part of the
development. A plan of the proposal is attached.

In the longer term the Murrumbidges Country Club would seek to develop
additional recreational facilities on its site to meet the requirements of its
membership. Such facilities might include bowiing greens, squash
courts, tennis courts and a swimming pool. Priorities will depend on the
wishes of the members.

137,



Staging of Development

It is proposed that the whole development be completed in 2 stages over
a 3-4 year period. The first stage will be the housing development off
Kambah Poof Road, the first 9 holes of the golf course, the club house, the
dam on McQuoids Creek and the lower Allsns Creek dam. The second
stage will involve the housing off the extension of Learmonth Drive, the
sacond 9 holes and the upper Allens Creek dam. The total cost of
development excluding the cost of housing will be in the order of
$12,000,000. A plan showing Stages 1 and 2 is also attached.

Environmental Issues

A Notice of Intention under the Environment Protection (impact of
Proposals) Act 1974 has been lodged with the Department of Aris
Heritage and Environment and is currently being examined by that
Department. A copy of the Notice of Intention is attached.

The Club

The Murrumbidgee Country Club was established in 1975 and until 1981
made no effort to recrult membership. In 1981 membership was offered
on the basis of a proposal which had not received any official
endorsement. Since that time the Club has deliberately not sought
additional membership because it wanted to be certain that its proposal
would proceed before again inviting the public to joint.

1t is the Club's view that it woufd be improper to invite membership before
it was certain that development would proceed. Subject to the approval of
the gazetted roads by the PJC and the requirements of the Department of
Arts Heritage and Environment being safisfied, the Club will invite
membership from the communily. It is also proposed that all initial
residents of the housing within the development will by virtue of the
purchase of their home become. members of the Murrumbidgee Country
Club. The initial level of membership aimed for will be 650 goifing
members and 5000 social members.

When the full 18 holes of the golf course are playable it is proposed to
increase membership to 1000 golfers. The ultimate. leve! of social
membership will depend on the capacity of the club house. Proposed
membership tees are Golfing Members $250 nomination fée and $200
annual subscription (the annuai fee will rise when the full 18 holes are
playable) and for Social Members $40 nomination and $40 annual
subscription for families and $20 and $25 respectively for single
memberships. ’

For the information of the PJC a financial summary covering the past 6
years is attached.



Consuitation with_Local Residents and the Tuggeranong
Community Councit

Since the initial establishment of the Murrumbidgee Country Club there
have been on going discussions with local resldents who live adjacent to
or near the proposed devalopment. The scheme which has now been.
prepared takes into account their major concem which was that any new
housing should be located away from existing housing and that existing
housing should overlook the golf course. In recent months discussions on
the present scheme have been held with residents living in Urambi
Village, Coombs Place, Meredith Circuit, Faithful Circuit and Crozier
Circuit. Those psople with whom the Club has had contact generally
support the proposai aithough some local issuss such as the treatment of
areas immediately adjacent to Urambi Village and other housing areas

may require further negotiation. Thera would appear to be no issues
which are irreconcilable.

A presentation was given to the Tuggeranong Community Council in
1984 and the Council indicated its support for the proposal subjsct to the
environmental issues being resolvad to the satisfaction of the authorities.

Summary

As can be seen from the foregoing the Murrumbidgee Country Club has
been endeavouring since 1975 to develop a golf course: with assoclated
housing on a site demgnated for this purpose sincs the initial planning of
Tuggeranong.

Its proposals have been ths subject of two inquiries by the PJC
(Murrumbidgee River Corridor and Variations to the City Plan), one
inquiry by the ACT Houss of Assembly and consideration under the
Environment Protection (impact of Proposals) Act 1974. 1t is the
Murrumbidgee Country Ciub’s hope that after all these raviews the cument
proposal will be allowed to proceed and that the Department of Teritories
and the National Capital Development Commission will take. positive
action to facilitate development.
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MURRUMBIDGEE COUNTRY CLUR
Financiai Summary for 1380-19865

1980 1981 1982 1983 1984 1985

Income 497 64,890. 12,748 9,943 7223 5014
Experdiiture

Operating Expenses 723 3,038 1,667 3,210 505 540
Ex-gralia payments

{Refund of subs) . - 16,275 8,558 5500 3,825
Sumplus/Deficit (225) 61,851 (5,194) (1,825) 1,218 649
Taxation paid 1980- 7,085 2659 2,085

<]

Subscriplion income - 62,943 4825 1425 850 -
Cash on hand 1,265 61,841 . 57,746 53,913 48,637 46914
Members subs

(current mambers only) . 62,943 51,493 44,360 39,810 35985
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John Hindmarsh

Canberra Pty Limited *

71 Constitution Avenue

Canberra ACT. 2601 -

Telephone(062)47 4999

20 February 1986 Your Ref: 80/1028

Department of Aris, Heritage and Environment
GPO Box 1252
CANBERRA ACT 2601

Dear Sir,

MURRUMBIDGEE COUNTRY CLUB
NOTICE OF INTENTION

We are pleased to submit Information to the Minister as per Clause 2.1
of the Environment Protection Administrative procedures. Wae believe
we have covered all relevant aspects of the proposal and would
appreciate your advice if you require additional information before a
decision is made. As a decision o proceed to an Environmental
Impact Statement would mean that the project was unlikely to proceed
because of the consequent effects on the time and cost of the projsct,

we are anxious that the decision is made with a full knowledge of the
refevant facts.

In setting out this information we have broadly followed the issues

listed in Clauses 3.1.2 and 3.1.3. of the Environment Protection
Administrative Procedures.

Yours faithfully,

JOHN HINDMARSH CANBERRA PTY LIMITED

2



MURRUMBIDGEE COUNTRY CLUB
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@ INTRODUCTION

This is a report and submission in accordance with the
recommendation of a Joint Parliamentary Committee and in
accordance with the issues listed in Clauses 3.1.2 and 3.1.3 of the
Environment Protection Administrative Procedures.

HISTORY OF THE AREA AND THE PROPOSAL

The site has been identified by the National Capital Development
Commission as a residential golf course sincs the earliest plans for
Tuggeranong were prepared.

In 1971 Earle Shaw and Partners were briefed by the National Capital
Development Commission to prepare a plan for a golf course and
adjacent residential development on the site. Such_a development
was included in several National Capital Development Commission
publications during the 1970's. The proposed Murrumbidgee Country
Club development is on the site generally defined by the Earle Shaw
proposal.

The area of the proposed country club, in common with the general
Canberra area, has been in use by Europeans for grazing and other
agricultural activities since the 1840's,

The site for the country club adjoins and is overlocked by the edge of
the suburb of Kambah on its East side, is bounded on its North and
North West sides by the paved road to Kambah Pool and on the South
side by the proposed extension of Learmonth Drive and on the South
West and Wast sides by open grazing country.

During its use for grazing the original savannah woodland has been
cleared, ploughed and sown to phalaris and other pasture grasses,
several large dams have bsen built and the southernmost creek,
Aliens Creek has bscome a deep erosion gully. At a later stage, much
of the area was used as a spoil dump and there remains
approximately 38 mounds of earth which are a remnant of the spoil
dump stage scatterad arcund the site.

In 1974/75 the then Minister for Urban and Regional Development (Mr
Tom Uren) released part of the site for the development of Urambi
Village. The Urambi site was broadly in accordance with the Earle
Shaw proposal but since it occupied an extremely valuable piece of
land and made no contribution to the development of a golf course it
made the commaercial viability of the remaining area marginal in the
extreme.

In 1977 the National Capital Dsvelopment Commission briefed
Denton Corker Marshall to raview previous work and prepare
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amended plans which would be commercially viable and thus
attractive o potential developers. Concurrently local residents
grouped together to establish the Murrumbidgee Tountry Club with
thé aim of creating a country club incorporaling a 27 hole.golf coursa,
tennis. courts, bowling greens, swimming pool and so on, but with no
residential development.

The 1977 National Capital Developmam Commission scheme was
subsequently amended after extensive discussions with the
Murrumbidges Country club which sventually agresd to embark on a
scheme Incorporating housing following & number of unsuccessful
attempls to raise sutficient finance for a ‘no-housing’ solution.

In 1978 the National Capital Development Commission brisfed Scott
and Furphy Engineers to carry out a comprehensive study of all
aspects of wastewater management including stormwater, sewerage
and irrigation.

The Murrumbidgee Country Club, which had been granted a
reservation on the lease of the site by the Minister for the Capital
Territary in 1978, continued planning towards realisation of the
project. In 1982 after several unsuccessful attempts the club
appointed a Project Manager, John Hindmarsh Canbsrra Pty Lid to
prepare a development proposal. Denton Corker Marshall and later
Bond James Laron and Murtagh were subsequently engaged by the
Project Manager to assist in developing a "more commercially
oriented plan” than had been previously envisaged.

Planning continued throughout 1982 in close consultation with the
club fo achieve a plan which not only satistied commercial
considerations but also recognised the amenily of residential

neighbours and questions of potential effects on the Murrumbidgee
River Corridor.

During this stage, some of the adjacent residents in Kambah
expressed opposition to aspects. of the proposals being developed, in
particular to the placing of housing on the Eastern side of the site.

As a result, the proposals were amended so that the housing areas
were kept away from the Eastern side of the site and agreement was
reached with residents at a public meeting. A development report was
released in March 1983 but the economics of the scheme were. still
not sufficiently atiractive at that time for the scheme to proceed.

The proposed Country Club was considered by the Parliamentary
Joint Committee on the Australian Capital Territory in their report on.
the Murrumbidgee River in the ACT Region of July 1984, They
recommended that the Murrumbidges Country Club proposal
proceed, conditional on guarantees being made that each stage can
be completed and on restrictions on the height of any housing that
would be visible from the Red Rocks area. They stated that "While the
committee believes that the Country Club proposal with carefu!
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planning and manag'ement Is environmentally acceptable it is still
subjsct to the Environment Protection (Impact of Proposals) ACT
1974."

In August 1985, John Hindmarsh Canberra Pty Ltd appointed Lester
Firth Associates as planners and architects together with Beit Collins
and Associates as spacialist golf course and landscape consultants
and Scott and Furphy as civil, hydraufic and services consultants.
New proposals were prepared using the parameters agreed to by
adjacent residents. Subject to raw land costs, the proposals showed
sufficiently encouraging economic potential if the Country Club Estate
is constructed and marketed as a high quality development for the
work to be taken to the stage of seeking Policy Plan and Development
Pian Approval from the National Capital Development Commission.

At its meoting of 25 November 1985, the Commission approved Policy
Plan 1808/85 and Development Plan 1807/85. The Commission is
now proceeding with Gazettal preparation to achieve the 87th series
in approximately March 1986.

We have now commissioned an Archaeological report which is
attached to this submission. We will institute the National Capital
Development Commission’s public consultation procedures once we
have your response.

The information enclosed relating to the approved plans is listed in
Appendix A.

PPROV] N| N NVIRONMENT
QUTLINE OF THE PLAN

The Murrumbidgee Country Club development will provide recreation
facilities lacking in the Tuggeranong Valley and the opportunity for a
complstely new style and range of housing opporiunities in Canberra.
The plan provides for an integrated golf course housing estate
comprising 18 holes of golf, a driving range and approximately 400
dwellings. Much of the housing will front directly onto the golf course,
which will completely surround. the first stage of the development and
will form much of the perimster of the sscond stage of the
development.

Wherever possible view and access easements will be created to
allow Internal housing clusters 1o have the sense of relaxation that

comes from being closely associated with the open spaces of a golf
course.

To ensure the gconomic viability of the Country Club and residential

estate, it will be nacassary that the overall quality of the development
be of the highest order to justify the premium prices that have to be
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charged for the land. For this reason, the aesthetic effects of all
aspacts of the development will be given the highest priority. Housing
will consist of a mix of single lot housing, cluster housing and medium
density housing. The densily of medium density housing will be just
over 15 units per ha, which may be compared with a density of about
18.5 units per ha for the Urambi Village, which is immediately
adjacent to the development and is itseit a quality environment.

Comprahensive design guidslines will be prepared to ensure that the
various housing units provide a coordinated visual resutt.

COMMENTS ON ASPECTS LISTED IN CLAUSES 3.1.2 AND 3.1.3
QF THE__ENVIRONMENT PROTECTION ADMINISTRATIVE
PROCEDURE

a) A b ial envir I effect on a community.

There are likely to be effects felt by three levels of
“cornmunity":-

1. For those 400 families who decide to purchase land in
the development and make their homes there, they will
gain a restful, relaxed environment, with no through traffic
and with views of the leafy surrounds of a golf courss, but
with all of the benefits of living in the growmg city of
Canberra.

2. Forthose families who live adjacent to the proposed golf
course development there will be some changes. For
dwellings in the Southern portion of Urambi Village and
also those further South, who currently look over a small
unfenced farm dam, the foraground will have a
significantly larger dam which may be fenced. Further to
the West there will be green fairways all year, rather than
the dry grass of midsummer. The closest dweliings in
Stage 1 will be about 400 metres away and the closest
dwellings in Stage 2 will be about 200 metres away.
These are likely to be visible initially but will probably not
be visible as trees on the course and around the houses
grow over several years. Views of the distant hills are
unlikely to ever be affected from elevated positions in
Kambah.

The golf course has been designed and located to avoid
miss hit balls entering private properly, in both the
adjacent existing residences of Kambah and in both
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b)

<)

stages of the Country Club itseif,

The plans for a golf course on the site: have bsen public
knowledgs since well before Kambah was developed, s¢
the value of the adjacent housing ‘should reflect the
intended use. Nevartheless, it is likely that once the
development proceeds, the attendant publicity and
proximity to the course should have the effect of
increasing the value of existing dwellings with-views over
the course.

3. For the general Canberra community, the effect will
diminish with distance. For those in Tuggeranong,
Weston Cresk and parts of the Wodan Vailay, the golf
course will be the closest available course and
membership will appsal to golfers amongst them. Forthe
general public, the most likely view of the area will come
as they drive down the Kambah Pool Road which
terminates at the Murrumbidges River. Hers the effect
will largely come from a view of the clubhouse which will
be about 120 metres off the Kambah Pool Road, a view
of the enlarged lakes system and fairways and a view of
the houses of Stage 1 which will be in excess of 100
metres from the Kambah Pool Road and separated from
it by the first fairway.

The transformation of a substantial area.

The total area of the proposed Murrumbidgee Country Club is
about 150 ha. Of this, about 48 ha will be housing, roads and
internal open areas etc. Thers is currently about 59 ha of
development in the immediately adjacent suburb of Kambah
which drains stormwater dirsctly into the site and the total
Tuggerangong area which the devslopment will form part of is
about 16,000 ha. :

The total developed area of Canberra is about 60,000 ha, so

the housing on the Country Club comprises about 0.08% of
this total area..

The soil located. in piles on the site will be spread around and
the erosion gully will be. controlled, which could qualify as a
transformation, but the area involved is not substantial in the
general context of the development of Canberra.

A substantial impact on the eco-systems of an area.

In the context of Canberra the entire 150 ha development
represents about 0.25% of the total developed area and in
comparison with Tuggerangong it is about 1.0%, so it cannot
be described as.substantial.



d)

e)

Because the present site has bsen used as a spoil dump, has
been subject to substantial erosion, has been cleared and
ploughed for pastures and Canberra suburban development is
now immediately adjoining the site, the eco systems of the
area bear little or no relation to the original sco systems.

A significant diminution of the aesthetic, recreational,
scientific or other environmental quality or value of
an grea.

The aesthetic impact of a golf course and an integrated
housing development is necessarily a matter for individual
judgement. For those 400 families who will five in the
development, the aesthetic preferences are clear. For others,
a simple listing of the major visual changes in.the specific area
will provide a basis for decision:-

- More houses (of high quality)
More roads

More trees

Mora water in more dams
More mown and irrigated grass
Less spoil dump debris

Less obvious erosion gullies

PR I T R ]

The recreational effect will be clearly positive. As well as the
18 holes of golf course and the driving range the long term
plans for the clubhouse zons include a tennis centre and
bowling green and possibly a swimming pool.

The current recreational useage would appear to be fimited 1o
nearby residents who may walk through the long grass and
spoil dumps in the area. The Country Club will attempt to stop
walking across the completed course for reasons of public
safety but there will be pedestrian routes connecting the two
stages of the housing and providing access to the clubhouse
zone as well as pedestrian access routes to and from the -
existing areas of Kambah,

There is no known scientific interest in. this highly disturbed
area.

An adverse effect upon an area, or structure, that has
an aesthetic, anthropologic, archaeologic, architectural,
cultural, historical, scientific or other special value for
the present or future generations.

Aesthetic considerations were discussed in Section d).

in late 1985 the Project Managers commissioned an
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archaslogical survey of the area from R. Kari Barz of Canberra
Archaseological Services and her report is included in the data
supplied.

In summary, she concludes that there is no archaeological
reason why the work labsiled as stage one of the proposed
development cannot go alead as planned.

in the vicinity of Allen Cresk (the erosion gully) she was unable
10 see anything because of the long grass and wants to have a
further look at the area immediately surrounding the- upper
portion of Allen Cresk for the purpose of recording any sites
and making an assessment of their significance and need for
curation.

Expectations for any such sites would be that they partake of
the same general characteristics as those in the immediate
vicinity. Judging from the stone assemblages they would tend
1o be recent {within the last 2,000 years) and represent brief,
scattered occupation of the area. Because traditional
resources in this area occur in a scatiered rather than focused
form there would be no obvious reason for occupation
concentration to oceur.

The area that she wishes to view again is near the creek and is
not in areas of proposed housing development and so we see.
litls likelihood of any archaeological effect even if a site or
sven several sites are found in the future.

There is no known. anthropologic, architectural (no existing
building of any type), cultural, historical, scientific or social
significance or other special value that can be attributed to the
site.

The endangering, or further endangering, of any
species of fauna or flora.

The area has been. so affected by the coming of mankind,
including its clearing, ploughing and sowing of non Australian
pastures such as phalaris, its use for grazing and its use as a
spoil dump, that there is very little Australian flora other than
scattered sucalypts on the site, Because of its proximity to
Kambah, the fauna would largely consist of birds and insects
but the increased planting accompanying the davelopment
may well encourage the return of smaller elements of the
original natural fauna.

Important long term effects on the environment.

Within' the. area of the Country Club, the seffects of the
development will be:-
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- Eraction of 400 high quality dwaellings

. Construction of access roads to the.dwellings

- An increase in trees and shrubs in the area, both around
the houses, beside the roads and on the goif courss area

- Sowing of grass on the fairways and greens and its
regular irrigation and mowing

- Significant increases in the available habitat for water
birds in the dams

- Grading or removal of the existing dumped material

- Treatment of the arosion guliies

Outside the area of the Country Club, the effect will be that the
built up area of Tuggeranong will extend further down the
McQuoids Creeks and Allen Creek. (There is about 59 ha of
development in the upper reaches of these creecks which
currently drains onto the site. The Country Club will add a
{further 48ha of housing areas and 102ha of golf course and
surroundings to this total),

Because of the unique nature of this developrhent in the
A.C.T., with the specially planned housing areas largely
surrounded by goif course fairways, it is reasonable to say that
the housing will be less obtrusiva in the landscapa than almost
any other suburb yet bullt in Canberra, Housing is currently
visible as you drive down the Kambah Poo! Road and wiil be
visible for about half a kilometre further than the present
position when the development is completed. There remains a
further 2 kilometres of the road where housing will not be
visible when driving towards Kambah Poo.

Because of the deep gorge through which the Murrumbidgee
River runs, the proposed development and the existing areas
of Kambah will not be visible from anywhere in or adjacent to
the River until a viewer climbs wall up the sfopes of the Bullen
Range on the Western side of the river,

The degradation of the quality of the environment.

it is considered that there will be significant overall
improvement in the quality of the environment as a result of the
development, with the grading and removal of the dumped
debris and spoil heaps, installation of a number of new dams,
control work on the ercsion gullies, the planting of rees and
shrubs and the development of a high quality prestige housing
estate surrounded by a golf course.

The curtailing of the range of beneficial uses of the
environment.

It Is considered that the development wilf open up a range of
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beneficial recreation uses of the environment to a wide cross
section of the community of Tuggeranong, Weston Creek and
parts of the Woden Valley who wish to use the golf course or
driving range and later when developed the tennis cours,
bowling green, swimming pool and other club social or

- racreation facilities.

For a further 400 families who will live in the housing estate,
the development will provide an opportunity for a fifestyle
which is not currently available in Canberra.

The effect on families who currently live adjacent to the
development was discussed under heading a) of this section.

At present, probably because of a fack of suitable fencing,
much of the area is not even being used for agistment of stock.
As a consequencs the grass is extremely long and constitutes
a potential fire hazard when it is dry during the summer
months. The construction of the golf course will provide a
natural fire barrier to the western side of Kambah in general
and the new estate in particular.

The pollution of the enviromment.

1. Air

There will be no industry in the development, so the only
sources of likely air pollution would be from heating,
barbeques, car exhausts etc. which are applicable to any
housing area in the Canberra region. The development
has a generally Westerly aspact and so is exposed to the
prevailing winds of the area which would dissipate any
minor air pollution formed in this low density
development.

2. Water

All' units are planned for gravity feed of sewage 10 a
pump station within the site located in the Southwest
section of the development. Gravity sewer lines are to be
provided: within the road reserves, within 20 metre wide
open space systems betwsen housing clusters and
within easements located through the golf course.

The pump station will be provided with 24 hr storage
capacity in the event that a pump failure occurs. Sewage
is to be pumped via a rising main. located within a-sewer
easement from the pump station to an outfall location
identified by the Department of "Housing and



Construction. near the corner of Crozier Circuit and
Drysdale Circuit. It has been established that existing
mains can generally handle the additional load, with
some amplification balow the outfall location.

Stormyvater :

McQuoids Creek and Allen Craek both drain into the
Murrumbidgee River, so that runoff from the Country Club
would eventually find its way to the Murrumbidgee River
if it was not controlled.. (Note that this is. also the case
with runoti from the whole of Tuggeranong and from the
whole of Belconnen, while runoff from North and South
Canberra reaches the: Murrumbidges via the Molonglo
River).

A piped drainage system will be provided to capture
housing and toad pavement runoff for the 1 in 5 year
frequency storm. Pipad stormwater will be retained
within the. overall site and directed into water poliution
control ponds for retention and settlement before being
either discharged from the site or reused for irrigation of
the golf caurse.

For control during construction the following systems will
prevail:

a  The lower dam on Allen C;eek of 20 mega litres.

b.  The existing dam on McQuoids Cresk of 16 mega
litres.

¢.  Abedload trap on McQuoids Creek wheré it leaves
the site.

d. A catchdrain. starting at the bed load trap,
continuing around the northwastern sids of the
northwestern housing area and feeding into the
lower dam on Allen Greek.

The lower dam on Allen Creek and the existing dam on
McQuoids Creek will be able to capture a 1 hour 1 year
frequency storm of 12 to 10 mega fitres volumes from
their respactive catchments if they are operated at about
half full level. They will retain siit from any on-site
construction. These dams would also be chemically
dosed with gypsum to ensure that Non Filtrable Residue
in any discharge will not exceed 30mg/1. This.action will
ensure that the project will meet with the requnrements of
the ACT Water Pollution Ordinance.

The catchdrain will divert any overland construction flows
from McQuoids Creek below the existing dam into the
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lower dam-on Allen Creek,

For control after habitation it is proposed that the Lower
Allen Creek Dam will act as a retention dam, for
suspended solids, phosphorus (nutrient control} and E
Coli (bacteriological control). The requirement would be:

Suspended Solids 60% retention
Total Phosphorus 60% retention
E Coli 98.5% retention

The critical paramster would be Total Phosphorus with a
minimum detention time of 0.13 years and required
storage of 17mega fitres.

it is proposed that scour gullies will. be stabilized by bed
load traps, batter stabilization and grassing.

it should also be noted that a large dam of 30 mega litres
capacity will be constructed on upper Allen Creek to
replace the small dam presently there. This will act to
reduce storm discharges and will improve retention for
the existing areas of Kambah further upstream.

Qur design consultants for all of the engineering services
on the project are Scott and Furphy. They have one of
the largest practices in the field of pollution control not
only in Canberra but throughout Australia.

Other Services

The housing sites will have part underground power
supplies, strestlighting supplies and telephone services.

Road access to the site will be from the Kambah Pool
Road for the clubhouse and for Stage 1, where a special
entry offtake will be designed. Access to Stage 2 will be
from an extension of Learmonth Drive. Learmonth Drive
had already been sized to cater for traffic on a previous
extension down into the Murrumbidgee Valley (which no
longer forms part of the National Capital Development
Commission's planning and so is unlikely to ever
proceed) and its capacity is more than adequate for
access to the Country Club.,

Noise

The closest dwellings in Stage 1 are about 400 metres'
from the nearest existing housing in Kambah and the
closest dwellings in Stage 2 are about 200 metres from
the nearest existing housing in Kambah. The clubhouse
is in its own separate area about 500 metres from the



nearest existing housing in Kambah. Because of its
location and the likely socio-ecoromic profile of the
residents, we propose that the area is not served by bus
services and so the residential dreas will be quieter if
anything than the typical Canberra suburb. The distance
of housing from the clubhouse means that any noise
generatad there will have little, if any, effect.

Environmental problems associated with the disposal

of waste.

The only waste envisaged wiil be' from normal households
which will be removed by garbage services as for the
remainder of Canberra.

Increased demands on natural resources which are, or
are likely 1o be, in short supply.

The construction of the Murrumbidgee Country Club will use
the normal range of Civil Engineering and building industry
resources that are used on similar dgvelopments anywhere in
Australia.

it is not envisaged that the project will place any increased
demands on natural resources which are in short supply.

The Minister shall not make a determination under
paragraph 3.1.1 that the preparation or obtaining, and
submission to him, of an environmental impact
statement is required if he is satisfied that to do so
would be contrary to the public interest.’

We consider that the discussion of the various factors listed
above establishes a number of areas where the
Murrumbidgee Country Club development is clearly in the
public interest. For example:-

- it will-provide a new alternative lifestyle for
Canberra.home buyers or tenants

- it will provide a new recreational and sporting
facilities for the citizens of Tuggeranong, Waston
Creek and parls of Woden

- it will significantly clean up and beautify an old spoil
dump site with major erosion problems

On tﬁe other hand, the cost of all these facilities and. amenities
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is significant (the total development cost, excluding the value
of the housing but including interest is in the order of $10
millicn} and there is & substantial financial risk involved in
such a development. There are aiso other market factors
involved but a decision to proceed to an Environmental impact
Statement would add. significant costs and delays to the
projact which would make it highly unlikely to proceed.

In these circumstances, we submit that a determination to
obtain an environmental impact statement would be contrary o
the public interest.



APPENDIX A

MURRUMBIDGEE COUNTRY CLUB
LIST OF DRAWINGS/REPORTS

Kambah Section 7 Tuggaranong Block 21 (Part) Policy Plan
1808/85 NCDC

Kambah Section 7 Tuggeranong Block 21 (Part) Development
Plan 1807/85 NCDC

Dratft Development Plan 8.11.85
Enginesring Services 17.10.85
Clubhouse Zone - Preliminary Sketch 11.11.85

Indicative Plan - Housing Areas

REPORTS

“Murrumbidgee Country Club Draft Development Plan Report” 18
Octobsr 1985

=~ John Hindmarsh
- Lester Firth Associates
-~ Scott & Furphy

Archaelogical survey of the area of the proposed Kambah Golf
Course Housing Development - R. Kari Barz, Canberra
Archaelogical Services.
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tg March 1986

Secretary,

Department of Territories,
GPO Box 158,

CANBERRA CITY A.C.T. 2601

Dear Sir,

87th Series_of Variations to the City Plan
Varjation 14

By advertisement in the Canberra Times you notified of the
intention of the Minister for Territories to vary the City
Plan.

Attached is a submission objecting to variation 14 {n the
proposed 87th Series of Variations. I request that you refer
this submission to the Parliamentary Joint Committee on the
A.C.T.

Yours Faithfully,

Brian L. Jackson,
54 Faithfull Circuit,
KAMBAH A.C.T. 2902
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8 SERIES OF VARIATIONS TO T! CITY PLA

variation 14 : Kambah, Section 7: Additions to the Plan to
provide for roads off Learmonth Drive and Kambah Pool Road to
enable the area to be develped as a golf course and
associated housing.

Gazette No. S 76 of 27 February 1986

Submission to the

Joint Parliamentary Committee on the A.C.T.

I wish to lodge the stronest objections to the above proposed
variation to the City Plan.

My objections, which are outlined below, can be summarised as
being: -

(a) the destruction of a valuablé recreation area;

(b) the detrimental effect on facilities in the Kambah
area;

(c) the detrimental effect on the environment;

(d) the unnecessary imposition of additional costs on
existing rate payvers; and

{e)> the development of an inappropriate elitist housing
complex.

These objections must, of course, be balanced against the
gains from the proposed development. The only gains which I
can imagine would be for those relatively well-off members of
the community who will be able to afford to use the
facilities of the proposed golf club. That certainly won't be
the majority of Kambah residents.

I now turn to deal in more detail with my objections to the
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proposed development,

Thg' destruction of a valuable recreation area

The area proposed to be occupied by the golf course and
housing development is used by a large variety of groups of
people in the Kambah community for recreational purposes.

1 have never visited the area in the eight years that 1 have
been living in XKambah without finding other people enjoying
the fresh air and open spaces. From dawn to dusk one will
find people jogging in the area in safety away from the busy
streets. People walk their dogs in an area where the dogs can
be let off their chains and permitted to stretch their legs
without causing a nuisance.

The area is close by a number of horse ajistment paddocks,
and there are frequently groups of young teenagers riding
their horses through the area out of harms way and enjoying
the fresh air and exercise that their growing bodies need.
Visit the area after.school is out and count the number of
children of primary school age who are using the area -
riding their BMX bikes and playing games. Again in an area
away from the busy streets and in the fresh air. To these
children this area offers more than the normal! park. It is
not a planned and developed area offering more excitement and
adventure for their creative young minds. Talk to those
children and tell them that this area will be taken over by a
golf course and note their sadness. Perhaps it 1is the
children who would suffer the most if this proposed
development were to proceed.

At the other end of the age spectrum, it is amazing to see
the number of elderly folk who use the area for their daily




constitutlonél. 1 am sure that to them the area is “w heaven
sent - they can take their time, away from the hustie and
bustle and noise of most other areas, to enjoy their peace
and quiet while taking their daily stroill.

I would ask the Committee where in this planned city of ours
can the groups in the community referred to above enjoy the
activities that they do in this area? Why should such a wide
cross-section of the community suffer to satisfy the needs of
a relatively small group who would utilise the proposed golf
course.

The detrimental effect on facilities in the Kambah area

The plans of the proposed development displayed in the
Tuggeranong office of the National cCapital Development
Commission indicate that up to 400 residential blocks are to
be developed as part of the proposal. What facilities are to
be provided with this residential development? The plans are
silent on this matter.

I am led to believe that with 400 residential blocks, this
would mean not only approximately 800 adults but 1000
children and about 600 motor vehicles.

Many of the facilities 4in the Kambah area are already
stretched to the 1limit. The schools are full, some
overcrowded. Where are these 1000extra children to receive
their schooling. The shopping centres are always busy and yet
under the proposal there will be 1800 extra people visiting
the shops in their 600 cars that are unable to find a parking
space.

These 600 additional motor vehicles will also be fighting for
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a place on Kambah's already busy roads. The location of the
proposed housing developments would seem to indicate that
these cars will make considerable use of Boddington Circuit.
Boddington Circuit is the site of two primary schools and one
pre-school. I would suggest that it would be dangerous to
allow a development such as the ohe planned which can only
increase the risk of some of our children being hurt on the
roads.

The Road Safety Council of the A.C.T. should be at the
forefront of consultations on the effect this proposal wfould
have on roads and road safety in the Kambah area. Has this
body been consulted?

again it would appear that the existing residents of
Kambah are to suffer so that the few can enjoy their local
golf club.

I understand that the proposed housing development which is
to be located off Kambah Pool Road will be some way from the
existing sewerage service and that a sewerage pumping station
will need to be provided in the area so that it can be
connected to the existing service. It is also understood that
a 'back-up' pumping station will also be needed. Who is to
pay for these facilities? Even if they were to be capital
funded by the developers it would be unlikely that they would
meet ongoing costs.

The detrimental effect on the environment

Has an environmental impact study beén undertaken of this
proposal?

From the plans of the proposal, both the housing developments
and the golf course itself would appear to approach the area
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to be set aside as the Murrumbidgee corridor. My
understanding is that the corridor is aimed at protecting the
environment of the Murrumbidgee River.

The question must be asked as to what will happen to the
run-off from the golf course and the housing developmem:s?'
That run-off wiil not just be water. The development of a
golf course would require the use of massive quantities of
chemical fertilisers. An unacceptable quantity of these
chemicals will find their way into the Murrumbidgee River.
This simply cannot be allowed. Are you to allow our rivers to
be polluted in this way? To do so would be the height of
irresponsibility to the future generations of Australians.

Before any consideration can be given to the development of
this area of Kambah, I would strongly urge that a full
environmental impact study of the area be undertaken.

Imposition of additional costs on existing rate pavers

1 have already mentioned the additional costs that I imagine
will be involved in providing sewerage facilities to the
proposed housing developments. These costs will, of course,
increase our sewerage rates.

One argument that has been put forward in favour of the
proposed development of the golf course is that it would
increase the value of our houses. Not only our houses' value
will be increased, but also the value of the land on which
our rates are assessed. There will be marked increases in the
rates to be paid.

Why should such a small section of the community such as

those who are in favour of the golf course dictate to the
rest of the community in this way? Why should I have to pay



for their pleasures? 1 object most strongly. Perhaps you will
be able to give an undertaking to the existing residents of
Kambah that the level of our rates will not be increased
should this development proceed.

The development of an elitist housing complex

I personally have my doubts that that part of the proposal
which involves the development of a golf course will
proceed. I am inclined to think that the developers have in
mind the development of another O'Malley type area. The area
is well suited for this purpose as evidenced by its
popularity as a recreational area. However such a development
is totally out of character with the rest of Kambah.

What guarantees does the Kambah community have that the golf
course will proceed as part of the proposal? We have seen
other development proposals approved in the A.C.T. in one
form, which when finnaly developed, have little resemblence
to the original proposal.

What will happen to the area should the developers find that,
after the housing developments have been finalised, there is
still insufficient finance for the development of the golf
course? It would seem that arguments would then be mounted
for the development of further housing. Have the costings and
firancial estgimates of the developers been thoroughly
examined by an independent body to ascertain whether the
project is based on sound financial principles?

This whole project is not acceptable to the Kambah community.
I urge the the Joint Parliamentary Committee on the A.C.T. to

recommend to Parliament that variation 14 of the 87th Series
of variations to the City Plan not be accepted and that the
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area concerned be retained in its present state for the
enjoyment and benefit of the whole community.

Greon 4 flatlo
Brian L. Jackson 18 March 1986

S4 Faithfull Circuit,
KAMBAH A.C.T. 2902
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54 Faithful: Circuit,
KaMBAH aA.C.T. 2902

6 MARCH 1986
The Hon. G. Scholes,
Minister for Territories,
Parliament House,
CANBERRA A.C.T. 2600

Dear Mr Scholes,

VARIATION TO THE CITY PLAN
VARIATION 14, KAMBAH, Section 7

AS a resident and property owner, 1 wish to register my
strong objection to your proposed variation to the city of
Canberra to provide for roads off Learmonth Drive and Kambah
Pool Road to enable the area to be developed as a golf course
and associated housing - namely the Murrumbidgee Country
Club.

The proposed site for this development is an area of unspoilt
land on the westernside of Kambah and is an integral part of
the present appeal of this area of Kambah. The aesthetic
value of this land will be lost should the proposed golf club
and housing developments be permitted teo proceed.

As you will be aware Kambah has developed over the years as
the largest suburb in Canberra. The area which is the subject
of the proposed development, is used by various groups of
people in the community for recreational purposes -~ horse
riders, joggers, bike riders, and others - as a¥ safe area
away from the busy roads and in & country type atmosphere.

The plan of the proposed development being displaved in the
Tuggeranong office of the N.C.D.C. indicates that up to 400
residential blocks are to form part of the proposed
development. The largest group of these blocks is to be
located off the Kambah Pool Road. While it is understood
that the whole development is a private enterprise venture,
one wonders what facilities are to be provided as part of the
development.

I am sure you will appreciate the strain under which many
facilities in the Tuggeranong Valley are currently placed.
The available shopping areas are crowded. The schools are
full. The road system often has difficulty in coping with the
traffic such that the many children in the area find it
difficult getting about.

will the developers of the proposed Murrumbidgee Country Club
and associated housing be making provision within their
housing development areas for the provision of additional

Packhos sveh a5 thess { Londarstonat w14 4oo  lovses His
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would mean up to 800 adults and 1,000 additiohal children. If
the developers are not to provide the addition.' fucilities
required, how can the project be justified when the rest of
the community will suffer?

1 have heard that given the location of the laiaest housing
development off the Kambah Pool Road being some way from the
nearest established housing, there may be difficulties with
the provision of sewerage services to the area. My
understanding is that it would be expected that the area
would need to install a sewerage pumping station to connect
with the existing sewerage system. A back-up pumping station
would also need to be supplied. More worrying, 1is that the
cost of this equipment, which I imagine would be quite
significant, would have to be borne by the whole community,
not just those who are to occupy the area.

The more one looks into this proposal the more it becomes
apparent that what is intended is to establish an area of
elite housing. This does not fit in well with the development
of the Tuggeranong area. There are even rumours that the
whole aim of the project is to establsih this elite
residential area and that the golf club will not proceed.

I have not been able to ascertain whether a detailed
examination of this proposal has been undertaken to determine
its effect on the environment. Concern is specifically in
relation to the Murrumbidgee corridor currently being
developed and the Murrumbidgee River itself.

The development of the gelf course will necessitate the use
of a large amount of chemical fertilisers. Wwhere are the
excesses of these chemical products to go? It would seem that
they will be washed into the Murrumbidgee River. I find this
totally unacceptable.

I urge you not to proceed with your intention to vary the
city plan as proposed.

Yours Sincerely,

Breat.

(Brian L. Jackson)
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MINISTER FOR TERRITORIES.

HON. GORDON SCHOLES, mp
MEMBEA FOR CORIO .

12 MAR 1085

Mr Brian L Jackson
54 Faithfull Circuit -
KAMBAH  ACT . 2902

Dear Mr Jacksan

I refer to your letter of 6 March 1986 concerning
Variation 14 of the 87th Series of Variations to the
City Plan. .

You will be aware that before I make a final
decision the proposed variations and any objections
or comments received will be referred to the
Parliamentary Jeint Committee on the ACT which will
conduct public hearings into the proposals and then
report to the Parliament.

1 have referred your objection to the Committee.

I understand that the Committee will be meeting on
Thursday 27 March 1986 to consider the series and I
have asked that the Committee Secretary contact you
regarding the possibility of your giving evidence.

Yours sincerely

~  GORDON SCHOLES

PARLIAMENT HOUSE, CANBE: WACT 2600 PHONE (0621.73 2458
235 BYRIE STREEY, GEELONG, VIC. 3220 PHONE {052) 21 3033
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23 Faithfull Circuit
KAMBAH ACT 2902
19 March 1986

Dear sir,

With regard to VARIATION 14, KAMBAH, Section 7: Additions to
the Plan to provide roads off Learmonth Drive and Kambah Pool Road
to enable the area to be developed as a Golf Course and associated
housing. I would like to raise the following objections and comments
to the proposal and plans for the Golf Course or as it is otherwise
known the Murrumbidgee Country Club development.

. Presently this land is used frequently as a recreational
area by the people in the suburb and its surrounds. These present
uses should be examined carefully before a decision is made to
develop further,

I feel that this land is outstanding in beauty. Admittedly,

it is pasture land and has been partly cleared, but this seems to

add to its beauty and provides a tranquil contrasting foreground ¥o +h
Murrumbidgee River and Ranges. It is outstanding in beauty and as

a pastoral landscape it is of high rating and worth preserving.
Needless to say it acts as a buffer to the Murrumbidgee corrider

and if it is not considered worth preserving (Heaven help us),

then at least it is worthy of imaginative and careful handling.

Listed below are some of the recreational activities this
land already has to offer and these activities do not interfere
with or spoil the environment but rather lend to it whilst providing
great pleasure.

1. Recreational area for adults provided by natural walking
trails where one can relax freely and enjoy nature, All
this as opposed to the necessity of having to pay,
carry or push a buggy and follow a white ball around
man made greens.

2, Children's recreation -~ These natural tracks are alsc
used by children on bikes. It is also an explorational
area for nature and open space in which children can
recreate - children are not welcome on golf courses.

' 3. Jogging tracks {forbidden on golf courses}.
4. Horse riding area (forbidden on golf courses).
5. Open space in which to exercise animals.

6. Pleasant bush ~ walking area which leads to

.
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Murrumbidgee River. There are very few open spaces
within the Canberra City area that are natural
bushiand and not mountainous. Indeed the only
natural bushwalking areas that are left in the
Canberra City area are the mountains.

7. The land acts as a buffer to the Murrumbidgee corridor.

8. This land is ﬂsed by schools and pre - schools
for nature walks.

If the aim of thé NCDC is to make money from this land which
has been recognised as having the potential for something other than
housing then this potential must be closely examined and utilised
to blend with the environment and harmonise with the atmosphere
that this environment engenders, and finally to serve the most people
including children.

There are some aieas of land vwhich would be enhanced by a
golf course, and there are others, such as this land, which are
naturally beautiful where a golf course would detract from it and
be an insult upon it., Let us say Gilding the Lily. Perhaps we
need to stretch our imaginations a little further., What about a
recreational area which still provides for its present uses but rr\acie

. more attractive with a little more vegetation along the
walking and horse riding trails, some art, craft,pottery and
woodworking studios etc., with perhaps a tea house or something of
that nature.

The idea of a clubhouse and accompanying squash courts,
swimming pool and bowling greens seems an affront and an indignity
on this landscape. May I also say that the Murrumbidgee Country
Club will only be available to a certain affluent adult section of
the community.

The proposed position of the clubhouse adjacent to the
existing large ‘yabbie pond' with its water life and rich bird life
is none ether than distasteful, It is also situated too close to
the suburban community from an acoustic and visual point of view.
This will naturally require parking areas and it would seem to me
thgt the whole planning of this development is a little phoney
and crass.

The facts are that the housing on this ‘estate' is going
to provide the money for the golf course, Or is this just an excuse
and a ploy to start a housing development, What guarantee have we
that the whole area will not end up completely housing. Who on
earth would want to live on a golf course anyway..

Surely there is another area in the Tuggeranong Valley
that would lend itself to a golf course and country club.

Many' people who live in this area are settling for a golf
course because they believe it is the only way they can preserve
the area.
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I would suggest that some body or persons separate from the
developer and the NCDC again objectively reassess this area, and
examine closely the proposition and location of a golf course in
the Tuggeranong Valley.

I would like to conclude that somewhere and sometime it
is necessary for human beings, in the words of Mary Gilmore, to
“LET THE BEAUTY LIE'.

Yours sincerely

Fonws Locilting .
EBrances Elizabeth Dowling



61 Urambi Village,
Crozier Circuit,
KAMBAH , A.C.T. 2902

19 March 1986

The Secretary,

Department of Territories,
G.P.0. Box 158,

CANBERRA CITY, A.C.T. 2601

bear Sir,

With reference to the 89th Series of Variations to the
Layout of Canberra, as advertised in Gazette No. 576 of

27 February 1986, I enclose comments by the Body Corporate
Committee on behalf of residents of Urambi Village,
Crozjer Circuit, Kambah., The comments concern proposed
streets to serve housing units associated with the
Murrumbidgee Country Club development, and related
matters.

Yours sincerely,

Susa By~
{Susan Boyd)

Convenor,
Body Corporate Committee.
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Comments by the Body Corporate Committee of Urambj Village on
behalf of residents upon the 89th Series of Variations to the
Layout of Canberra

Background

Urambi Village is a medium-density co-operative housing
development Located to the north and west of Crozier Circuit,
Kambah. It was established some ten years ago. There are 72
houses in the Village, occupied by about {70 persons including
50 children.

2. The development of the Murrumbidgee Country Club's
golLf course and other recreational facilities, together with
400 residential units, on land adjacent to and surrounding
the Urambi Village site will involve the construction of new
streets off Learmonth Drive and the Kambah Pool Road. The
propesed development could significantly affect the amenity
of residents of Urambi Village.

General Considerations

3. Most owners of units in Urambi Vitlage purchased their
dwellings knowing that land adjacent to the Village was
identified for development of a golf course. The proposal

of the Wurrumbidgee Country Club is thus broadly consistent
with their expectations. A number of residents either are or
expect to become members of the Country Club.

'S It is recognised that development of the Country Club
facilities is contingent upon sale of residential land and
housing. Thus, while residents might prefer that there be

no intrusion of housing into the westerly aspect of the
Village, there is no broad objection to the establishment of
that housing and to associated building of streets and other
infrastructure. It 3s pleasing that the proposed location of
housing on the golf course site is at least several hundred
metres distant from existing housing and that access is to be
provided off major roads so that there will be no conseguentiatl
increase in traffic in the immediate vicinity of Urambi Village.

Specific Concerns

5. There is, however, 2 number of specific issues which
are of significant concern to residents.

. Safety

b, The mast important issue for Urambi Village residents
is protection against hazards, and especially hazards to
children, which may arise from the playing of golf adjacent
to the Village. .
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7. It is accepted that the principal means of protecting
residents from straying golf batls is to allow a sufficiently
wide buffer zovwe immediately around the Village. According

to the plans m:de available by the Country Club, the holes
adjacent to the Village will be numbesrs 8 and 16. No 8 is

so located to the south and west that there is negligible risk
of a ball in play reaching the Village. WNo. 16, however, is

to run the Llength of the north side of the Village and generally
abutting the alignment of the old Kambah Pool Road. In this
case there is some prospect that well struck but very poorty
directed shots may cause balls to reach the Village boundary.
Large existing trees will provide a substantial measure of
protection for a considerable part of the length of the

fairway, but will not absolutely guarantee that shots may not
come very close to Urambi Village. Risks will be greater on

the many days when the prevailing westerly winds will exaggerate
the diversion from the fairway of a ball which is hooked.

8. Although risks to Village residents and property
(essentially windows) from balls played from the 16th fairway
are difficult to judge, there would be much greater concern

if golfers were to be able to continue to play their balls
after straying inta the buffer zone, when a further hook or
pull might easily intrude into the Village and have devastating
effect. Consequently Urambi Village residents believe:

-~ that gither the proposed 16th fairway should be relocated
further away from existing houses;

- or that the Country Club should commit itself to playing
rules which will prohibit (for example, by declaration
of out-of-bounds or ground-under=~repair zones) the
playing of shots in that open part of the buffer zone
between the general Line of existing trees and the
boundary of Urambi Village.

In either event it would be sensible to establish an understorey
of planting beneath the existing trees so as to catch or

impede low~flying stray shots from the fairway and to

discourage intrusion onto the golf course by Village residents
or other members of the public.

« Preservation of Existing Trees

9. There are many good eucalypts on the proposed golf=~
course, although for the most part the site is open pasture
Land. The larger trees tend to be concentrated in the vicinity
of Urambi Village and otherwise at the north-eastern end of

the site. These existing trees are especially important to

the visual amenity of Village residents, and also serve to
screen the Village from view from the course and its proposed
club-house, To the maximum extent possible, therefore,

these existing trees should be preserved.

175.



10. Inspection of ‘the proposed Layouts of the 8th and
16th holes suggests that the course is being planned with
this object in mind.

-~ Sewer Rising Hain

it. The development proposal calls for construction of

a 6=inch diameter rising main which would pass close to

the northern boundary of Urambi Village. There is no aobjection
to the construction of this main provided that it is aligned

so as to avoid damage to existing trees, and any existing
plumbing within Urambi Village.

. Fencing

12. Much of the Urambi Village's visual appeal derives
from its landscaping, which uses a preponderance of native
plants and is intended to enhance the relationship of the
housing to the surrounding natural environment. There is
virtually no fencing around houses in the Village which

adjoin the golf-course site. Urambi residents would strongly
prefer that there not be a fence between the golf course and
the Village, it being understood that Village residents

would be obliged to discourage by other means any interference
Wwith Country Club activities.

. Access

13. Presently there is vehicular access to the dwellings
on the northern and'western sides of Urambi Village by way
of dirt tracks including a section of the old Kambah Poot
Road. Village residents have been sparing in their use of
this access, consistent with the standing policy to confine
vehicle movements to the entry points and garage areas
immediately off Crozier Circuit. Access in this way is
nonetheless important both for emergency services and for
other service vehicles (e.g. moving vans). Residents would
prefer to retain access along the Village boundary, on the
understanding that use of it would be kept to the necessary
minimum.

14. Children living in the proposed new housing development
to the west of Urambi Village will probably wish to ride their
bicycles to Mt. Neighbour Primary School. No-'extension of

the existing bicycle path is shown on the draft plan. Residents
suppert the idea, which we believe would be acceptable to the
Country Club, that a cycle path be constructed from the

proposed housing west of the Village to the proposed club

house area and thence around the northern boundary of the golf
course to existing bicycle path.
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35 Eagle Circuit
KAMBAH ACT 2902

18 March 1986

The Secretary

Department of Terr:.tor:.es
GPO Box 158

CANBERRA CITY ACT 2601

Dear Sir

VARIATION NO. 14
87TH SERIES OF VARTATIONS TO THE CITY PLAN

I am writing in response to your invitation to comment
on the proposed variations to the city plan, Variation
No. 14, concerning the provision of roads to the
proposed housing development in the golf course.

My comments are as follows:-

. The claim in Section 9 (Entitled: Public
Consultation) of your notice (copy attached)
that "consultation between the proponent and
local residents has taken place and ....." is
not a correct statement according to my
knowledge. Residents of Eagle Circuit made a
joint submission to the NCDC a few years ago
when the Murrumbidgee Country Club proposed to
develop houses over the eastern fringe of the
site. I understand that the club was also
aware of our concern. To my knowledge no
consultation actually took place between the
club and Eagle Circuit residents. It is
essential that residents of Eagle Circuit will
not be "forgotten" in future consultations.

. I am puzzled by the decision to call for comments
on the roads while an EIS is under consideration.
1t could only create duplication of work and
opportunities for conflicting conclusions.

While the total package for the golf club project
is still under development and important details
are yet to be worked out, how can one be certain
as to what the raods would finally lead to?

(pun not intended). I therefore wish to submit
that even if the roads receive no adverse
comments, it should not be taken as an endorsement
for the total project.
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As the Tuggeranong Valley develops, it becomes
increasingly a hazardous manoeuvre for drivers
travelling south along the Parkway to tumm right
into Boddington Circuit, particularly during

peak hours. This junction has been the scene

of several bad accidents. The increase in
traffic due to the development of housing ir

the golf course will aggravate the problem.

When traffic lights were first installed at

this junction, there was a provision for

"right turn only" to allow cars travelling south
along the Parkway to turn into Boddington Circuit.
This should be re-introduced. A right turn

only traffic light is operating to emable cars

to turn right into Sulwood Drive from the Parkway.
Although more cars make the same manoeuvre at

the Parkway/Boddington junction, drivers are

not given the same safety facility there.

Yours faithfully

PETER CHENG
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48 Faithfull Cireunit
KAMBAH ACT 2902

20 March 1986

The Secretary

Department of Territories

GPO Box 158 L
CANBERRA ACT 2601

Dear Sir,

87th _SERIES OF VARIATIONS TO THE CITY PLAN

Please find attached my submission to the Parliamentary
Joint Committee on the ACT regarding proposed variation
number 14 of the 87th series of variations published in
the Canberra Times of 1 March 1986.

I realise that this submission is being submitted after
the official closing date, however I have been in touch
with Mrs Ros Kelly; the Chairman of the Committee, who
advised me that the committee would be prepared to accept
a late Subm15510n- .

Yours_féithfully, . -
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As o vosident ol the aced that will he alfected by the proposed
variation L4 [ consider that the proposed vesideatial golt
course development raises a muaber obf concerns that should be
drawn to the attention of this committee. [ also feel that
although these conceras esseatially relate to my loeal aren
they do have wider planning policy implicatioas.

The committee is no doubt aware that when the residential
golf course was Flerst proposed in June 1982 it wmet with
widespread criticism Erom a lacge aumber of residents of

the areas adjacent to the golf course development site.

One of the major objections was the club’s proposal to

put two small clusters of houses off two existing circuits
(Faithfull Circuit and Eagle Clrcuit) and, to its credit,
the Murrumbidgee Country Club (MCC) has amended its present
plan to exclude these developments. However the question I
would now like answered is what guarantee can we expect that
these housing clusters could not be built at some future time.
On the June 1982 plan these clusters were proposed because
they had the economic advantages of proximity to existing
roads and casier connection to the existing electricity and
water supplies. I wonder if these economic advantages
and/or the desire to utilize an uaused pocrtion of the lease
may not lead a future club executive to go back to the
original proposal for this area.

4 second point that I wish to raise is the loss of amenity to
residents of the urban areas adjacent to the golf course.
Whilst agreeing that a landscaped golf course will enhance
the appearance of the area,obviously, there will be little
publicly accessible open space left in the area. I question
the decision of the NCDC to give the MCC control of the area
rvight up to the edge of the developed residential areas,
except for a small area off the side of Faithfull Circuit.

The MCC president has advised that the club will be including
a low-maintenance buffer zone of native plants between the
course itself and the residential areas in its development .
plan. Whilst the club will be happy to allow public access
- to this area obviously they resérve the right to restrict
7 access beyond this buffer zone to pratect the golf course
itself (possibly by construction of a wire fence). I consider
_ that better salution would have been for NCDC to have made
- a'green belt' between the edge of the golf course and
existing residential leases which would be maintained by
the City Parks Administration. This action would have
ensured that a reasonable area would be available for public
"use and the public would be guaranteed access to it.




My major concern is the effect of the traffic which will be
using the proposed access road coming off Learmoath Driye.
Since the opposite end of this street is heading for the
floor of the proposed lake the only access or exit route for
traffic to or from the new area will be via Bateman Street
onto Boddington Crescent (see attached).

As the majority of vehicles from this area will be travelling

to or from Woden, Civic, or Belconnen it seems safe to assume
they will travel along Boddington . Crescent until it reaches

the intersection with the main arterial road, Drakeford Drive.
This will mean a greatly increased traffic usage of Boddington
Crescent which can only worsen the busy and dangerous bottlenecks
occurring in the area of the schools along Boddington.

At present the intersection of Boddington Cresceat with

Carlton Street (which has several shops on this corner) is
directly opposite the access for Mt Neighbour Pre-school.

Next to the pre-school is Mt Neighbour Primary School and

on both sides of the road in front of the school are bus stops.
The third school, St Thomas the Apostle, is next to Mt Neighbour
and almost opposite the intersection of Barritt Street which is
a. feeder road for the Kambah 7 area.

The traffic flow onto Boddington Crescent has also recently been
increased by the construction of medium density housing off
Castley and Crozier Circuits. If the expected volume of traffic
from the proposed golf course area is added to the present
traffic flow on Boddington Crescent this will surely make the
crescent one of the busiest non-arterial roads in the ACT
carrying a volume of traffic far in excess of its recommended
capacity. -

I consider that if the feeder road to the new housing at the
Learmonth Drive end of the development is to proceed that NCDC
should consider the traffic flow problems and look into the
possibility (or, more likely, the necessity) of extending the
lake end of Learmonth Drive around the lake to Drakeford Rive
to alleviate the traffic problem.
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KAMBAH ACT 2902
19 Hareh 1986

Secrefary.
Department of Territories,
G.P.0. Box 158,

CANBERRA CI17Y A.C.T. 2601

2B MpR 1935

Hausa of
Ropiazenta,
Commitigg

Olfice

Dear sir.

87th Series of Variations to the City Plan
variation 14 .

I wish to raise my objectlons,_t_:b the abovementioned
as detailed below.

There are five golf courses in Canberra at the.
present time for a population of 253,100. How can another
course be justified?

The housing development that is planned is quite out
of context with the rest of Rambah. It would seem that the
development is to be for the wealthy,. which would make it an
elite area. If this ¥'s the case, it would seem grossly
unfair on the i:om;z;uni‘:y who at present use the area feor a
wide range of activities.

TRis area is used everyday by many people who walk,
jog, ride and exercise dogs away from the busy streets.
Children especially use ‘the area, where they are . completely
safe from traffic. There is no Ggher safe area nearby (apart
from the school oval) where children can play. -

The flow of traffic at Boddington Circuit even naow
at school times is potentially dangerous (two accidents in
the last vear involving school children). There are at
present two primary‘ schools and one ‘pre-school in Beddington
Circuit, which would be one of the main roads to be used by
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péople who will tite in the propesed housing developnents.
How. can these schools and roads hope to cope safelv with the
extra children and traffic. Bateman Snreet which' runs' off
Boddington and joins Learmonth Drive is at preseat only a
single lane street. Bateman will be the main feeder road
from the houses on Learmonth Drive. How can it cope with all
the extra traffic?

The whole project does not seem to have been very
well thoughtout. It seems to me that little regard has been
given to the existing residents in Kambah and makes me think
that it is a way for the developers to "get rich quick”.

There is a chance our rates will increase - why
should we pay for the privileged few?

A portion of the Murrumbidgee Country Club borders
on the Murrumbidgee Corridor -~ where are the chemical
fertilizers that will obviousiy be used by the club be
disposed of? Would adequate steps be taken t0o ensure that
these fertilizers do not end up in the Murrumbidgee River?
The Murrumbidgee Corridor is  supposed to be kept
environmentally intact. How on earth can it remain that way
with an unsightly housing complex on the very edge of a
beautiful area? This project will destroy the image of the
Corridor and once {t is gone can never be replaced.

1 object most strongly to the proposed development
of the Murrumbidgee Country Club and associated housing.

Yours faithfully,

hfctp -

(Chris Jackson)
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" Variation No 15

VARIATION 15

FADDEN, Section 349: Additions to the Plan of a network of
roads off Bugden Avenue to enable the area to be developed
for residential blocks, water pollution control pends and
open space.

[
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FADDEN:

1.

SECTION 349 - ROAD ADDITIONS

Purpose

This proposal in. North Tuggeranong provides for a network of
roads off Bugden Avenue to enable the area to be developed
for residential blocks, water poliution control ponds and
open space,

Backgraund

Fadden Section 349 (part) is located in the district of
Tuggeranong immediately to the north of Bugden Avenue,
approximately between the eastern end of Appel Crescent and
Courtice Close. The site, including additional areas nearby,
was originally designated for residential use on the Fadden
suburb “"handout® plan, which was available prior to the first
land auction for Fadden in April 1981. Signs were also
erected on the site at the same time displaying the proposed
tand use..

Length

The length of the proposed collector road is 730 metres and
that of the loop and. culs-de-sac is 2.13 kilometres, The
total length is 2.86 kilometres.

Estimated Cost. of Road Construction

- Approximately $1.0m.

Existing Development

The site is bounded to the south by Bugden Avenue and Appel
Crescent, and to the west, north and east by hill reserve,
There 1s a large dam adjacent to Bugden Avenue.

Proposed Development

The road variations will permit the development of 179
residential blocks (including three group releases totalling
36 blocks) four low density cluster housing sites capable of
28-32 dwellings, two water pollution control ponds and open
space inciuding a children's play area.
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Two blocks will be accessed from an existing peripheral road
(Appel Crescent). -

Block sizes vary fram 700m2 to 1900m2, and average 1090m2,
including 23 battleaxe blocks.

Seryicing of the blocks is programmed for commencement in the
1986/87 financial year and block turnoff is expected late
1987 with first residents expected by mid 1988.

Particular Planning Considerations

The proposals for the site incorporate the following planning
principles:

(a) provide the appropriate road hierarchy by a collector
road off Bugden Avenue;

(b) retain the central wooded ridge and the existing water
feature open space area, and 1ink these areas by an
open space system;

(c} incarporate existing healthy trees and features into
road verges, pathways, cluster housing and group
release sites, and open space;

(d}) maximise the development potential of this area by
including some steeper land and seepage areas with
special design controls and release conditions to
ensure appropriate development;

(e) design roads to parailel or follow scours depending on
gradient and quality of existing features, ensure
alignments minimise cut and fiil, ensure each block has
appropriate access.

Environmental Considerations

Planning for development of the site has taken careful
cognisance of the environmental sensitivity of the site. In
particular, the following features are incorporated in the
design: .

. a combination of road alignment and block access design
aimed at minimising the extent of soil disturbance.



. the retention and suppiementing of existing healthy
trees, including the selection of particularly
attractive groves for development of environmentally
sensitive low density cluster housing, and the
conservation of the remnant dry sclerophyll forest to
the eastern side of the site;

. the careful design of the more visually sensitive areas
through residential group releases aimed at creating
compatibility in house designs within residential
precincts,

Special design controls and release conditions are to be
enforced with a view to achieving house designs sympathetic
to the environment.

Public Consultation

As the residential land use poiicy for the site had clearly
been established and notified well before the sale of any
land in Fadden, the Commission took the view that it needed
to consult Tocal residents on the development pproposals only
{not on the question of land use).- Accordingly in July 1985
a copy of the Draft Development Plan. and covering notes was
letterboxed to 142 residents of Bugden Avenue and Appel
Crescent most of whom had a direct interface with the subject
site. However a group of residents subsequently approached
the Commission with the view that the impact of the
development may affect more than those residents letterboxed.
They requested that the public consulation programme be
widened and extended.

The Commission agreed with this request by extending the
period until the end of September and by placing notices in
the Tocal press calling for comment from any interested
party. Commission officers also held several discussions
with residents, and the Commission project officer was
available in the Tuggeranong Office on several days in the
consultation period to assist residents with any questions or
comments they may have.

The residents representatives requested firstly that the site
be flagged so that they may a better understanding of the
extent of development, and secondly that a meeting be held on
site. The Commission agreed with these requests, but the
residents subsequently decided not to have any further
meetings with the Commission because it would compromise
their position of “no development".
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A total of 261 submissions have been received in relation to
“the draft proposal.

Of these 214 are form letters circulated
by the Action Group. There is also a petition with 74
signatories.

In the 1ight of comments received, the development plan was
amended to create two additional low density cluster housing
sites in place of standard housing and to provide an
informal carparking area at an access point to the hill

reserve.. Further, specia)l design and siting conditions are
intended for all housing within the site.
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SUBMISSION TO THE JOINT PARLIAMENTARY

COMMITTEE ON THE_ACT

OBJECTING TO VARIATION 15 ( PADDEN SECTION 349 )
OF THE 87TH SERIES OF VARIATIONS

TO THE' CITY PLAN

PADDEN RESIDENTS ACTION GROUP

20 MARCH. 1986
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@ OVERVIEW: .

Residents of Fadden and other members of the public who will be
adversely affected by the proposed development of Section 349 Fadden urge
the Parliamentary Joint Committee on the ACT to disallow variation 15 to
the 87th Series of Variation to the City Plan.

Issues in support of our plea covered in the body of this submission
include :
. Traffic and safety issues
. Environmental aspects
Aesthetic issues
Recreation issues
Site problems
Land sales and land demand
Notification and public interest
. Longer term issues

One of the major problems with the proposed development relates to
traffic and safety issues and residents fear that it will take a fatality
to convince the NCDC of the seriousness of this problem.

The hope of Padden residents is that, on reading this submission and
listening to cur evidence, the Committee will appreciate the cogseguences
of approving the development proposal and decide that the costs far
outweigh apy benefits and disallow the development.

Your thorough reading of the submission would be greatly appreciated
and we will be happy to answer any queries at the public hearing on
27 March.

I. TRAFPFIC AND SAPETY ISSUES

Traffic hazards are the most important concerns of the residents of
Fadden. The likelihood of a fatality along Bugden Avenue or on the
intersection with Sternberg Crescent will be bated by the prop
development. -

Major issues can best be summarised as follows:

1. Bugden avenue Design

(a) As Bugden Avenue (north) is the closest access point for the suburb to
the rest of Canberra it carries a disproportionately greater volume of
traffic to that of the other 3 access points. to the suburb.

(b) This access road is steep, winding and narrow with poor visibility in
many places ~ including a number of intersections (see photo marked 1).
(c) Because of the difficult topography the street only has one footpath

which is adjacent to the kerb. The NCDC has stated that a footpath is
unable to be constructed on the north side. Many school children,
pedestrians, cyclists and joggers must use the road or the footpath
which is dangerously close to the road pavement. The hazard to
pedestrians is worsened by the numerous cars parked on the footpath.
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Due to the difficult topography driveways accessing Bugden Avenue
(north) are extremely steep and are built nearly parallel to the
street. Many of them are blind to traffic,

The proposed intersections with the new development, which the NcoC
claims to be located in the best positions possible, are considered to
be hazardous due to their close proximity to an existing curve and an
intersection.

Buyden Avenue (north) cannot possibly cope with a 67 per cent increase
in road traffic (and presumably a commensurate increase in pedestrian
traffic} resulting from the development,

Bugden Avenue, Sternberg Crescent intersection

The approach to this intersection is down a steep slope on Bugden
Avenue (see photo marked 2).

} The intersection presents a danger for motorists leaving Bugden Avenue
due to the poor visibility in a westerly direction (which the NCDC
acknowledges) and the volume of traffic.

-»
Traffic flow along Sternberg Crescent is increasing daily as it is the
most convenient access to the rest of Canberra for the residents of
the new suburbs of Macarthur, Gilmore and Chisholm. Bugden Avenue peak
hour tragffic is quite often banked up the steep slope.

The dangers of the intersection are added to by the fast exit of
traffic leaving Erindale Drive into Sternberg Crescent. The
intersection is only about 75 metres from this exit - a dangerously
short distance.

The NCDC claims the duplication of Erindale Drive will reduce the
speed of the exit. This duplication will lessen the distance between
the roundabout and the Sternburge/Bugden Avenue intersection thus
exacerbating an already hazardous situation.

Traffic volume and relevant statistics

The NCDC has advised that as at July 1984 the average daily volume of
traffic on Bugden Avenue near the intersection with Stermberg Crescent
was 3000 vehicle movements, The current average daily volume of
traffic is claimed by the NCDC to be about' 3100 movements. The
proposed development will result in an_additional 2000 vehicle

movements or a 67 per cent increase along Bugden Avenue (This is an

NCDC figure).

The NCPC states that '... the current acceptable level of traffic
along such roads in new sub-divisions is 4000 vehicles per day'.
Considering it is not an average 'safe’ suburban road, the NCDC would
have to acknowledge that at over 5000 traffic movements per day Bugden
Avenue {(north) must have a level of traffic that is unacceptable. In
fact, the NCDBC does go so far as to acknowledge that traffic movements
will be 10 to 15 per Cent above the level considered by it to be
optimal.
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(c) This unacceptable level of traffic, combined with the other hazards of
Bugden Avenue, are suffu:xent cause to cancel the proposed development
of section 349.

4 Driveway difficulties

As previously mentioned, many driveways on Bugden Avenue north are
steep, badly aligned and have extremely limited visibility, creating a
hazard for both vehicles leaving the drives and motorists, cyclists and
pedestrians on the street (see photo marked l}. To adjust traffic speed to
suit these prevailing conditions would reduce speed to a crawl.

5. Parking

Vehicles parked on the road or the only footpath (or both) are a
continuous problem on this winding narrow road. Many residents along
Bugden Avenue north choose not to attempt to park in their driveways (as
do most of their guests) because of the difficulties in negotiating the
driveways. Despite the NCDC's suggestion that the Department of
Territories could consider imposing parking restrictions, the Director of
Parking has advised that the Department does not foresee the imposition of
suburban parking restrictions in Tuggeranong as it_dces not hava the

resources to police them.

6. Pedestrian access

(a} The potential for a pedestrian fatality along Bugden Avenue will be
substantially greater due to a projected 67 per cent increase in road
traffic and, presumably, pedestrian traffic.

Bugden Avenue is served by only one footpath next to the road and is
continually blocked by parked cars, Because of the topography
pedestrians must use the road to get around these obstacles (see photo
marked 3). The problem is increased by the limited visibility along
the street.

For example over the period 3-13 March in the 0.6km length of Bugden
Avenue between the southern end of Mullan Street and Courtice Close
each evening there averaged 13 cars parked either fully or partly on
the pedestrian footpath.

(b

Bugden Avenue north is served by two ACTION bus routes and a number of
school routes. As there is no footpath on the northern side most bus
users, including school children, catching or leaving buses on that
side are forced to cross the already dangerous street to use the
footpath (see photo marked 4).

{c

{d) Due to the difficult topography and the steep driveways the NCDC has
stated the construction of a footpath on the northern side
‘unfortunately’ is not possible.

7. Construction traffic

Reintroduction of construction traffic into a reasonably.well
established area will create a new traffic hazard. The NCDC acknowledges
that construction traffic must use existing access roads and that the
effects of land servicing traffic '.., will extend over perhaps 12 or 15
months'. In fact, construction traffic will be around for at least 4 years
going by the experience of residents in the established part of the suburb.
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. Residents are concerned that the number of trucks and earth moving
machinery needed to remove the large guantities of dirt and rock (see
~-section V} will make the roads unsafe to use. The trucks Wwill be large and
numerous and as there is no load limit in the ACT, the trucks will be more
than likely overloaded by NSW safety standards, Residents envisage brake
failures down steep roads and spillage on the roads creating dangerous
driving conditions.

Also, the fact the NCDC '... has examined whether it would be feasible
to provide temporary access for construction traffic from Erindale Drive'
suggests that the effects of construction traffic on existing roads will
be serious enough to have warranted the examination of an alternative.

8. Public transport

At the present time when the Department of Territories is endeavouring to
encourage the public to use Action Buses because of the increased parking
problems in the city area, and the high volume of private cars using the
roads in peak periods, the NCDC is planning a development of more than 200
houses which will not be accessible to an Action Bus Service.

It was pointed out in an original submission to the NCDC that
gugden Avenue between Chataway Crescent and Mullan Street, was o narrow
for a Bus Service to be extended to cater for the new development.

The NCDC in it's response {Community Issue 12) state that they are unable
. to say whether Action will service the additional development.

ACTION's response is that it was never intended to run a Bus Service the
full length of Bugden Avenue, and this influenced the decision to build
Bugden Avenue between Chataway Crescent and Mullan Street only to a width
of 7.2 netres.

Action prefers to operate Bus Services on streets which have a width of
10 metres. This preference has apparently been conveyed to the NCDC or
many occasions.

Another criteria of ACTION is that 95% of residents should be within 400
metres of a Bus Sexvice. However, most of the residents in the proposed
development will not meet this criterian

Bus stops

Bus stops on the North side of Bugden Avenue particularly the one nearest
to Partridge Street, is totally inadequate, being on & narrow stretch of
'footpath' (usually dirt, rocks etc) Eorcing the users onto the roadway,
which being on a bend has poor visibility.

II. ENVIRONMENTAL ASPECTS

This area is a beautiful piece of natural land which enh the
environment around Fadden. To destroy the area would be a great. shame.

Although the development is small compared to the hill reserves and
open Space surrounding it, it represents about 95 per cent of the usable
area for Fadden residents. The rest of the open space is either too steep
or inaccessible. .



There is a large and varied amount of wildlife in the area
(Attachment ), Much of this will be destroyed during the development of
the area and the ctest will leave the area for a very long time and perhaps
never return.

The water retention pond or 'dam' which is used extensively by the
lacal children and enjoyed by all residents, will become polluted for a
minimum of 4 to 5 years due to servicing and subsequent occupation. It
will be many years before the ecology of the dam is returned to its
current state. In fact the dam may never return to normal due to the
effects of run-off of fertilisers, insecticides etc used on blocks in the
development .

The construction works required for development will destroy the
wildlife that live around the dam, such as kangaroos, tortoises, ducks and
many forms of birdlife. The wildlife will eventually be attracted to the
proposed additional pond further away, which will only be accessible to
the new residents of the development and not to the majority of Fadden
residents.

Despite the NCDC's assurances, a substantial proportion of the trees
that will be left on the site to minimise visual intrusion and %n an
éffort to protect the environment will more than likely die. The type of
native trees that are presently growing in the area are not sympathetic to
disturbance and artificial watering. There are also no assurances that the
trees that remain will not be destroyed by the new residents after
construction has been completed.

The development will be at risk to bush fire because of its large bush
perimeter and inaccessibility to fire vehicles.

III. AESTHETIC ISSUES

Despite the NCDC's aim to build an 'environmentally sensitive'
residential development {including their minimal amendments due to public
comment) the sub-division will be visually intrusive and will dominate the
valley.

Although the NCDC intends to place special development conditions to
minimise visual intrusion this will not be the case. Past experience in
Fadden and elsewhere has shown that special conditions have been
impossible to police and implement. Even standard conditions have been
breached on the north side of Bugden Avenue regarding driveways. Hence the
impossibility of providing a footpath.

The construction period will last from 4 to 5 years taking current
experience in Fadden into account. puring this period residents will be
subjected to the noise of extra vehicles, machinery and blasting,
considerable dust problems, danger and disturbance - an assault on
existing residents' privacy. It should be noted that there is no effective
legislation to control the level or periods of noise in the ACT.

The necessity to build a water reservoir to service this development
will be at great monetary cost to the NCDC and in terms of aesthetics, a
great cost to Fadden residents. Despite any efforts made, a reservoir will
be an ugly addition to the area and cannot be anything else but obtrusive.



The level of traffic noise on Bugden Avenue is already high. The
development will increase the noise leVel substantially especially on
steep grades.

IV. RECREATION AREAS

Fadden, being a hill suburb is not over-endowed with planned
recreation areas.

The plar;ned Fadden Public Tennis Club is now situated in Chisholm.

The attraction is the unplanned aspect of this area where the
residents of all ages, make their own recreation, which in an age of
overplanning, is to be encouraged.

Many residents of Fadden and also from surrounding areas frequent the
'Dam' area and bushwalk in the adjacent Mount Wanniassa Nature Reserve.

Access to the area will be difficult if the proposed development goes
ahead and this will discourage recreational use., Also, as most of the
valued recreation area is proposed to be developed, only difficudt and
steep terrain will be left for recreatjonal activities. It will be totally
unsuitable for children and the more elderly. This will also create access
problems for service vehicles.

V. SITE PROBLEUS

It can readily be seen from the depth of the erosion gullies in the
area that there would be devestating soil loss once development commences.
The natural vegetation is holding the top seoil in place and disturbance
will result in severe siltation of the water polution control pond. This
uncontrolled run-off will destroy the current eco-systems of the pond.
Experience gained from the erosion problems of McKellar, Lyneham North and
the barren nature of Isaacs should be sufficient to indicate that
development of this area would be the ruination of it.

It is understood that the Department of Territories has expressed
concern that the area not be developed because of its close proximity to
bushland and the limited access provided for fire‘services.

The lower parts of the proposed development are similarly situated to
parts of Fadden that suffer badly from a high water table and the freguent
aoccurrence of natural springs.

A large proportion of the proposed blocks have slopes that are
substantialy above the maximum slope r ded in the g hnical
report produced by Coffey and Partners.

It is understood that these blocks will be the: steepest developed for
residential use in the ACT. The problems created by developing blocks on
such an excessive gradient include:,

- Magnitude of the cut and f£ill is more excessive than in other

areas resulting in:
. longer construction time
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- . extensive blasting

- . need for large and numerous trucks and earth moving machinery

. need for a dumping site for excessive fill

. need for extensive and costly retaining walls not all of which
will be met by the purchase price

. a vast re-shaping of the landscape

. either cut or £ill beside trees retained on site will probably

. result in their demise

. Ssubstantial seepage and run-off problems exacerbated by the
type of soil in the area

. dangerously destabilising surface boulders

. massive excavation continued by lessees after development eg
terracing.

. heavy rain possibly causing considerable risk of
slippage/mud slides.

- Land surrounding the development site is difficult to manage with
regard to effective control measures
. cut-off drains/fire prevention etc
-the November 1985 fire on Simpson Hill is a good example.

~ ALl of the above problems will create significantli{ greater costs
for both the Government and lessees in developing the site and
must bring into question the economic feasibility of the proposal.

- Costs increase in proportion to the steepness of the land being
developed
. electricity/gas/water/: ge/teleph path etc

There are two geological fault lines following the gullies leading to
the pond.

NCDC has advised that there would be numerous restrictions (enforcing
the restrictions would be a major problem) placed on what could be built
on the blocks. This may impose additional costs onto the house builder.
NCDC also advised that the site development would include benching for
vehicle storage areas and would include extensive construction of
retaining walls along site boundaries.

All the above difficulties are magnified out of all proportion in
Fadden due to the excessive slope. Development of other areas with similar
terrain, such as Black Mountain, Mount Taylor, Farrer Ridge, Mount Ainslie
etc, were not pr ded with pr ly b of similar reasons to
above and the realisation that the costs of such developments outweigh any
conceivabe benefits.

VI. LAND' SALES AND LAND' DEMAND

The ACT has long been known for its Fluctuating balance of available
land and demand for that land. The following points are relevant to the
development of Section 349 Fadden:

. Demand for land is low. At the previous two land auctions more land
has been passed in than sold (Attachments 1&2). In fact since the the
development was first proposed by the NCDC the demand for land has
subdued to such an extent that it is now not nessessary to develop
Fadden in order to meet that demand. It is understood that demand is
currently forecast to be so low that the NCDC no longer sees an
urgency to develop Gungahlin..
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The NCDC insists that development around Lanyon will be necessary if
Section 349 is not developed. This is NONSENSE, If NCDC planning
relies so heavily on the development of 200 houses in a city with a
population of 250 000 people then their policies need a drastic
overhaul. .

If these 200 houses are so critical in the development of Canberra
then serious consideration should be given to the construction of
Gungahlin and its timing, On current plans there will still be houses
under construction on Section 349 when the f£irst land is auctioned at
Gungahlin,

This development will meet certain market demands according to thé
NCDC. The market it is aimed at is the same as that of the suburb of
Isaacs, There will be 530 standard residential blocks and 352 medium
density blocks sold in Isaacs over the next 12 months. This will
adequately cover the market for some time to come.

Land servicing has been stepped up considerably under the present
Government and is now obviously outstripping demand. There is no
reason why this will not continue.

-
Oversupply of serviced land has occurred in the past and several
suburbs have been serviced but unsold for up to 5 years, This was the
case with Padden, Gowrie and Macarthur towards the end of the
seventies. The situation then is' similar to now and the same result is
highly likely.

High real interest rates that are forecast to be facing prospective
buyers when the area is auctioned will further dampen any expected
demand for the blocks.

VII. NOTIFICATION AND PUBLIC INTEREST

1.

The above mentioned issues are exacerbated by the fact that adequate

notification of the proposed development has not been provided to
residents that will be directly and substantially affected by the
development of Section 349.

{a)

{b)

Signs erected on the northside of Bugden Avenue have clearly indicated
that the vast majority of the proposed development site had been set
aside for open space, recreation and nature reserves. The only sign
indicating residential development is on the corner of Appel Crescent
and Bugden Avenue on the western edge of the site, This is followed by
a sign indicating 'Recreation and Open Space' only 20 metres to the
east. A sign indicating 'Mount Wanniassa - Canberra Nature Park' on
the far eastern side of the site was standing when most residents
purchased their homes but has since been removed. The positioning of
these signs would lead any reasonable person to believe that the area
between the latter two signs would be reserved for either recreation
and open space or nature park.

The NCDC's response to this issue is that ‘'the Commission acknowledges
that the juxtaposition of these signs. was unfortunate', Fadden
residents argue that it was not only unfortunate but also misleading
and places a responsibility on the NCDC to leave the area as depicted
by the signs.
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(€} The NCDC also advised that residents should have ignored these signs
and instead referred to NCDC maps distributed before the Eirst land
auction in Fadden in 198l. This suggestion has no merit and to carry
it to its absurd but logical conclusion could mean ignoring all signs
posted by government bodies in the ACT.

In contradiction of their advice above the NCDC also stated that
'signs placed on development sites by the Commission are intended as
an indication of future development'., Surely this means that residents
can rely on signs to indicate the type of development even if it is
recreation and open space or nature park.

(d

2. The NCDC's record of misleading and inadequately notifying residents
and other members of the public has continued in the current pericd since
July last year.

(a) The letter drop by the NCDC to ‘*all residents who will be affected' by
the development covered only 140 residents and yet double this number
believed themselves to be affected enough to write to the Commission
urging them to stop the development and many also turned up to a
meeting on site with members of your Committee on 3 March 1986, Even
some residents within 100m of the Section 349 were not formally
advised by the NCDC,

(b

The NCDC claimed in its response to residents of 20 December 1985 that
the development had been reduced from 300 to 200 blocks. In its media
release of 10 January 1986 the NCDC claims that the development was
reduced from 400 to 200 blocks and implies that the reduction was
based on community response. Ignoring the fact that between 20
December and 10 January the NCDC found 100 blocks to 'reduce' in its
publicity campaign there has in fact been no reduction in the number
of blocks and virtually no change at all to the plans since the
Commission asked for comment on the draft development plan in July
1985,

{c) The NCDC has also failed in its explicit assurance not to finalise the
draft development plans. without. full consultation with the Fadden
Residents Action Group. The Commission claims that the lack of
consultation was due to a misinterpretation of advice received from a
member of the Group, However, even a most generous interpretation of
the Commission's motives would make it hard to-believe that they
wouldn’t follow up the issue if they really did intend to take account
of public comment.

VIIX. LONGER TERM ISSUES

In addition to the preceeding comments the Committee may wish to
review the effect on the ACT of this type of development in the longer
term.

. Municipalities within cities like Sydney for example are now trying
to reverse the decisions of earlier councils to develop areas that could
have been reserved for the public in the form of recreation and open.
space. Whilst the Fadden area is only a small part of Canberra's currently
available open space the development of a multitude of little areas like
this will over time severely deplete the availability of this important
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communaty facility. The NCDC's approach of nibbling away at little areas
at a time will mean that no single development would be disallowed on this
criterion alone but in the long run the disastrous affects of their policy
would be all to evident. -

. Another longer term issue is in relation to the pending 'self
government' of the ACT. Development such as this wil} lead to substantial
capital costs all of which will not be recovered by the sale of the
building blocks. For example the extra water reservoir to be built will
impose an additional burden on all ACT rate payers in the near future when
the Territory has to be self supporting in a financial sense.

IX. SUMMARY

In summary, the proposed development is strongly opposed by Fadden
residents in line with the issues outlined earlier in this Submission,
namely :

. Traffic and safety issues
Environmental aspects
Aesthetic issues -
Recreation issues
Site problems
Land sales and land demand
Notification and public interest
Longer term issues.

In light of the above issues, surely the enormous. costs involved and
the considerable disturbance that would be created combined with the
immense effort needed to develop Section 349 are sufficient justification
to abandon the proposal.

A decision by you to disallow the development would receive widespread
community support.

The Fadden Residents Action Group is happy to answer any queries at
the public hearing on 27 March.

200.




a“‘mewf L,

THE CANBERRA TIMES,

. ﬁsemu

—

SATURDAY, MARCH 1, 1985 = 7
“More leases'é

passed in
than sold °
at ‘auction: :;

; Byt FRANK LONGHURST .
= Chty Ropogtec:y s
More fesidential fand leases
in than were sold at, the De-
pmmmloﬁ'amnnu ? atictior At i’
ymdw

§ ‘

yeumhy,

sold. 20 atrexcrve

above reseeve

peice fp;pﬁxlmom
EALK

(mw‘gz
Tea

ptmd-m and 51 g

nmm{dmai‘bmonhmbe
'Apnl. and peded
first oﬂ‘mﬂim

orth subdivision.

e

201.



Artacument 2.

Sales slump, interest rates blamed

Subdued response

1 - i ) ;
3
: s

to land auction .
:

.4

but only one group «= for uve $¢pa-  that there were unkriowm additional s

By FRANK LONGHURST, e um*s ~= was 30ld, forifs ceserve  building costs becaisse of the need toﬁ

City Reporter ~ pries of 5116.170 or$23.2343 unit.  take engineering advice, 1

m‘l;h; %epmmg fu‘:‘ ofd Tﬁlm&; hammdeduis ﬁlli/:el:lwould ‘nmmuuedlni{ou:_;‘l}awkerbloeks N

off i residen ve pmvx units, toat-  being passed in after my,(omra:(
auction for 1936 yesm'day byoffesing  tact bids. bnds-. 11 being soid at reserve
a mixed bag of berra resideatial Bidding was strong for 64 cottage  from $22,100 « ssosoo and 10 H
Jeases — and xt ot 3 predictably  and coursyard-house Jeases in Kame  being sold st nbov»mme ¢
mixed response from a very subdued  bah, Kaleen and the new Tuggera-  from $25,500 (ruewe $22,100) to }
market, nong suburb of Calwell, which were  $40,000 ($30,500). The averags price

Builders, many of whom are cuf-  offered in §4 groups withali but one  ofblocks sold at Hawker was $26, 971 5
reatly over-burdened with unsold  group salling at above resesve prices. Of 45 sun single H
buuu-and-lnnd-pnchses in the ™ Byilders paid anaverage of:lﬁ 943 Calwell, 36 were passed in; eight were +%
newer and outer suburbs because of  for ml or col leases in  sold at reserve prices, from $l7800 H

prevailing high interest rates and the
resultant downtum in sales, stayod
away in droves from the auction at
the Albert Hall

(Ih the curreat low market, some
builders have rented out completed
houses in inner and outer sulx
because they have been unable to sell
them.)

Some smaller operators, who
needed to top-up their land supplies,
competed with & smattering of private
buyers,

Four ups of medium-density
blocks in the Swinger Hill area of
Phillip were offered, providing for the

ofup to 50,

THE CANBERRA TIMES, THURSDAY, FEBRUARY 27, 1988 — 9,

urtyard
Kaleen; $14,846 in Kambah, and
$13, l73 in Calwell,

Cottage blockl are about hatf the
average size of standard residential
leases, and courtyard blocks are a.lso
smaller than av with the
quirement for specific building dc-

signs.

The affer of 25 standard feases in
Hawker confounded some observers
who had expected hij because
of the perceived prestige of the tub-

urb, .
Bul many of the blocks offered
y were close 10 Beleonnen
Way, and all but on¢ carried warnings
that the sites were affected by fil), and

:g $22,100; 1sngs ane ?s“zz,% )zb_?_xe
& n:servc, 3
ice for standard leases sold
at Calwell was $21,278,
Observers b!arned the smaller-
than-average size of most of the
Calwell blocks at least in part for the
lack of response.
The auction will continue at Jam, 4
xoday at the Albert Hall, with the offer* !

L T SR,

2 'f»ggw;:::::"
'."...-;_Q‘.w

Ry

(S oot Lot

',

D bt S e et v

“@‘
L

108 standard single leases in Oxley,~ ¢
Mchhr Florey, Gowrle, Kambnh 15
and Kafeen,

Tomorrow a total of 113 suul:
leases at Macarthur, Isabella Plains,
Chisholm and Gilmore will go uader
the hammer, °

Py

S



Photograph 1.

203.



Photograph 3.

Photograph 4.

204.



Y

- €
o € ¥ Tuggeranong Community Council

¢/~ 211 Longmore Crescent
] WANNIASSA _ACT 2903

RECEIVED
The Secretary 14 MAR 1986
Department of Territories FIRST ASSISTANT SECRETARY

GPO Box 158
CANBERRA CITY 2601

DEVELOPMENT

Dear Sir

RE: 87TH SERIES OF VARIATIONS TO THE CITY PLAN
VARIATION 15 ~ FADDEN SECTION 349

The Tuggeranong Community Council did not comment on the draft
development plan. issued in September 1985 in regard to this
variation, however now that implications of the development are
clear we wish to make representation. We oppose the proposal
unless certain corrective measures are taken.

Whilst accepting that the area has always been designated as
residential, it is difficult to understand why it is suddenly
being developed given the current lack of demand for serviced
sites. The inadequacy of Bugden Avenue to cope with increased
traffic or to allow the movement of buses on it must not be
ignored by NCDC as it clearly intends to do.

The proposed plan will significantly add to the current traffic
problems on Bugden Avenue by the addition of further majoxr
intersections. This will considerably increase the traffic flow
which is a2lready too high considering its limitations (high set,
narrow, winding street), exacerbating the existing problems of
the Sternberg/Bugden Avenue intersection.

Further, neither the residents of the proposed development nor
the existing houses on Bugden Avenue will be serviced by ACTION
buses due to the road's inadequacies outlined above.

The solutions to the problems would therefore seem to lay in
widening Bugden Avenue where this is possible, rectifying the
Sternberg/Bugden intersection, and proper consultation with
ACTION in whatever decisions are taken.

The Sternberg/Bugden intersection needs to be investigated in
relation to its proximity to the Sternberg/Erindale Drive
intersection which is currently a high speed roundabout. Traffic
lights at the Sternberg/Bugden intersection would stop the long
delays experienced by vehicles trying to break into the traffic
on Sternberg Avenue.
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Should sich corrective measures not prove feasible, then the plan

to develop a residential area in Fadden Section 349 could not be
supported. .

We recommend that the variation not bhe approved unless ‘the
traffic problems of Bugden Avenue can be effectively resolved.

Yours fajthfully

DT
CHAIRMAN

137 Macch 192(



5 Chataway Crescent
FADDEN ACT 2904

Telephone No. B89 6639 (BH)
91 7053 (AH)

The Secretary

Department of Territories
PO Box 158-

CANBERRA ACT 2601

ATTENTION: Ms R Foley

I refer to notification in Special Gazette No. 76 of
Thrusday 27 February 1986 calling for comments or
objections in relation to the 87th Series of Variations
to the City Plan. I wish to object to the development
proposed for Section 349, Fadden.

Since the National Capital Development Commission published
its proposed Policy and Development Plans for the area I
have written to the Commission on several occasions and
met with its officers. To date the Commission has failed
to allay any of my concerns and has not been able to modify
its plans to overcome any of my significant objections

to the development.

I attach for the consideration of the Parliamentary Joint
Committee on the A.C.T., copies of my letters to the
Commission outlining my major concerns and objections with
regard to the development. In summary these include:

. Traffic Problems =~ the Commission's

own traffic assessment indicates that it would
expect the development to generate some 2,000
vehicle movements per day which will increase
traffic volumes on Bugden Avenue to something
in the order of 4,700 vehicle movements per day.
This exceeds the Commission's traffic volume
guidelines by approximately 17.5% and will
obviously lead to major conjestion and road
safety hazards.

. Environmental Problems ~ much of the area
is very steep, and subject to seepage., Braodscale
clearing for development will lead to major
erosion, siltation and associated environmental
problems. The scope and nature of the proposal
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will also mean that it will be visually obtrusive
with regard to other areas of Tuggeranong. The
Commission has admitted that the development is
in many ways an experiment; why should local
residents have to suffer the consequences should
the experiment fail,

. Development Constraints ~ the Commission
has advised that stringent requirements will be

placed on all development in the area to minimise
the impact on local residents amenity. The
Commission fails to outline how this is to be
achieved, what organisation will adopt the
watchdog role and what funding and staffing
resources are available to ensure the development
conditions are met. In addition, T might add
that the Commission's original intentions
especially in relation to the size and scope of

. development proposed have never been particularly
clear until this time.

Iwouldwelcome the opportunity to expand on these points and

other issues contained in my letters at a personal appearance
before the Parliamentary Joint Committee.

Wﬂf’
A R PEGLER
20 March 1986

208.




5 Chateway (lescCuent
FADDLR ACT 2904

Secretary/Manager

National Capatal Development
Commission

GPO Box 373

CANBERRA ACT 2601

Dear @1:
RE: DEVELOPMENT PROPOSALS - FADDEN, SECTION 349

I wrote wo you on lE October 1985 seekaing further anformation
with regerd to the development of Section 349, Fadden. Although
2 months have elapsed, I am yet to receive a reply, Or even an
acknowledgement. Accordingly, 1 am now writing agaln TO €Xpress
my concern and disappointment at ithe NCDC's lack of response and
tO relterate My previous request for information.

In addition to the qQuestions ratrsed in my letter of

16 October 1985, I would like to be informed on the current
status of the project. In particular, what actual planning and
design work 1s currently taking place, and also what develophrients

bave occurred since I last heard from your officers? Your advice

as %0 whether the development s still to be considered by’ the
Jeolrt Parliamentary Commlssion commencing in March would be

appreciated. If so, what will be the dates for the period of sy

public comment precedang this? /

My concerns are also shared by the approxamately 250 pecple who
wrote to the NCDC expressing major reservations during the
previous period of public comment. To the best of my knowledge,
none of these people have received a detalled reply regarding the
extent and status of the development now proposed. When wall the
points raised 1 these letters be acknowledged? Exactly what
steps are being taken to overcome each of these difficulties and
TO ensure that existing residents are not disadvantaged by the
sub-davision? »

In previcue discussions wath NCDC officers I was informed that
the major rationale for proceeding with the development was the
extreme shortage of land sultable for residential development in
the ACT. However, sales at the most recent land auctions suggest
a strong declane an the demand for residential land with 96 out
of the 104 blocks available at the Wednesday 4 December 1985
auction being passed an. Will the present situation with land
sales influence the timing of the Fadden development? What

b



por—

R i i R e T e T

. justaticarion 1s thnere tor Lhe coutinuacion ot the project 1f the

market tor land an the ACT continues to deteriorate, and are *
there really no other possible sites anywhere in the Tuggeranong
Valley, or elsewhere in the ACT suitable tor 200 “up-market"
dwellings? I understand the development of Gunoahlin has been
accelerated. Surely, somewhere an the entire Gunganlin region, a
sultable site 1s available?

1 would appreciate your early reply to the points raised an both
this and my previous letter.

Yours faithfully .
A e p AT
§ Pegler

16 December 1985
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5 Chataway Crescent
FADDEN ACT 2904

secretary/Manager

National Capital Development
Commission

GPO Box 373

CANBERRA ACT 2601

Dear Sirx
RE: DEVELOPMENT PROPOSALS - FADDEN, SECTION 349

Further to my previous letter and discussions with officers of
the NCDC, I would like some extra information regarding the
development of Section 349, Fadden. 1In particular, it would be
appreciated if you could elaborate on the guidelines the NCDC
applies when developing sites with steep slopes.

At one meeting, Commission officers indicated that approximately
25% of the blocks proposed for development will exceed NCDC
guidelines in relation to steep site developments. Exactly what
are these guidelines and how are they generally applied? What
circumstances have given use to Commission departing from the
guidelines in other locations and have the resulting developments
been aesthetically and environmentally successful? Also, why in
this particular case are these guidelines to be exceeded to such
a signficant extent? It would be appreciated if the Commission
would provide a plan of Section 349, indicating which individual
blocks exceed the guidelines.

In recently examining the Tuggeranong South Draft Policy and
Development Plan, I noted that the NCDC acknowledged that it was
... constrained ... by the practicalites of developing on hill
slopes ...". Can you advise as to the limitations and guidelines
applied in this case and why these should be applied here and not
in Fadden?

I also noted that the Tuggeranong South Draft Policy and
Development Plan places particular emphasis on environmental
protection especially in relation to runoff, siltation and
erosion and the aesthetic impact especially in relation to the
visual catchment of the proposed development. It would appear.
that the same emphasis has not been applied in the case of
Fadden. Can the Commission guarantee that such problems will not
oceur in the Fadden development, despite departures from the
visual guidelines, specially given the occurance of problems in
existing parts of the suburb? In particular I would appreciate
an explanation of why the standards applied in Fadden should be
denigrated as compared to those applied in the Tuggeranonq South
and other ACT developments?

Yours sincerely
A
’ —_——
. ),_//JQC‘/&LE/\
A R Pegler

18 October 1985 .
211.
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Dr L.R.H. Drew
351 Bugden Ave.
FADDEN ACT 2904
12 Maxch 1986

The Secretary

Department of Territories
GPO Box 158

CANBERRA CITY ACT 2601

Dear Sir

87TH SERIES OF VARIATIONS TO THE CITY PLAN
VARIATION. 15 : FADDEN SECTION 349

I wish to lodge an objection to the above proposal and to request
that I be permitted to appear before the Committee to speak

to my submission if the Committee remains unconvinced that

the proposal should be rejected.

I previously lodged an objection with the N.C.D.C., in company
with many other residents of this area. The N.C.D.C. provided

me with a list of those objections and their responses (Attachment
1). T have considered those responses and have developed comments
relating to each issue, together with another point raised

by the N.C.D.C. at the community meeting on 3rd March 1986
(Attachment 2). Attachment 2 is my main submission.

In summary the important issues are:

1. the dangerousness of Bugden Avenue, particularly if it is
subject to an additional 2000 car movements a day:

2. the dangerousness of the nexus of intersections between
Sternberg Crescent with Erindale Drive and Bugden Avenue;

3. the unavailability of a bus sexvice to the proposed subdivision,
because buses will not proceed east of Partridge Street
in Bugden Avenue;

4. the expense and engineering problems involved in the proposed
development.;

5. the impossibility of giving credibility to the claims. and
promises of the N.C.D.C. For instance, they propose special
conditions on leases even though it is impossible to ensure
that routine conditions are enforced; they propose to remove
plantings at Sternberg Crescent which are non-existent;
they imply that they reduced the number of units in the
subdivision as a result of residents submission but in fact
both plans contain 200 home units; if they planned for an
additional 400 {(or even 200} units before the
roadworks began in Fadden, and yet had to make the section
of Bugden Ave east of Chataway Street so narrow, how can
their promise to solve traffic problems be taken seriously.

Yourffsinc ly -

&{R.H." DRE 223,



FADDEN SECTION 349 DEVELOPMENT PROPOSALS -
SUMMARY OF ISSUES AND RESPONSES

In a letter to residents of Bugden.Avenue and Appel Crescent
on 11 July 1985, and again in an advertisement in The Canberra
Times of 31 August 1985, the Nationsl Capital DPevelopment
Commission advised of its development proposals for Section 349
Fadden, which has long been identified for residential
development,

The following is a summary of the issues raised by the
community, together with the Commission”s responses to those
issues and its related decisions.

COMMUNITY ISSUE COMMISSION RESPONSE AND

BECTSTON

A. TRAFFIC AND SAFETY ISSUES

1. The ounly access to the proposed The width of Bugden Avenue

i 4/7[ac£.mu(’ /.
®

development is via Budgem
Avenue, which i{s a narrow
winding road with-poor
visibility in many places (A).
It {8 too narrow to allow easy
passage of traffic (B)., It
does uot have the carrying
capacity that its location as
the main perimeter road
suggests it should have (9).
The northern section of Bugd

and visibility on the road
generally satisfy the
Commission”s design
criteria although the
difficult topography is
acknowledged. The
carrying capacity is also
commensurate with the
road”s function as a main
distributor road. The

i ions have been

Avenue already has a large
number of dangerous
intersections (16).

designed to allow sufficient
sight distance at
recommended speeds and
traffic aceident records
indicate that Bugden Avenue
has low accident ranking
compared to similar voads in
Canberra.

porridy, SuBaliSironls /,'1/

(A) Standard letter.

(B) Petition with 74 gignatories

214 copies received.

Numbers in brackets refer to particular submission

numbers.



. COMMURITY ISSUE

2. Bugden Avenue slready carries a
high volume of traffic,
especlally at peak hours.
proposed development could
increase traffic movements along
Bugden Avenue by up to 2000 per
day, to a level acknowledged by
the Commigsion as being 10-15
percent above the level
considered optimal by the
Commission. Neither the street
nor its intersection with
Sternberg Crescent can safely
tolerate this substantial
increase {n traffic(A).

The

3. The intersection of Bugden Avenue
and Sternberg Crescent is often
severely congested with large
bank-ups of traffic and long
delays for commaters (A). It
is a dangerous intersection for
motorists leaving Bugden Avenue,
due to the poor visibility in
a westerly direction (A) and the
volume of traffic (6). The
steepness of Bugden Avenue before
the Sternberg Crescent
intersection will contribute to
tall-end collisions if traffic
banks up half-way down the hill
(11). The duplicaction of
Erindale Drive will shorten the
distance between the roundabout
and the Bugden/Stermberg
intersection (194).

225.

COMMISSION RESPONSE AND
DECISION

This concern expressed in public
comments has been very
carefully examined.

The increase in traffic volumes
above the Commission”s

' guidelines for distributor

roads occurs only in a short
segment of Bugden Avenue between
the western intersection of
Appel Circuit and Sternberg
Crescent. Both the intersection
and the street have the capacity
to cater for the increased
flows.

There is scope for improvements
at the intersections.

The Commission acknowledges
that sight distances to the
west are limited at the
intersection of Sternberg
Crescent and Bugden Avenue,

and has requested the
Department of Territories as
the traffic management
authority to take action to
prevent parking which is
contributing to the problem,
The department will also be asked
to prune the plantings near the
intersection. The design of
the duplication of Erindale
Drive is intended to reduce

the speed of left turn
movements into Sternberg
Crescent. The combined effect
of the above actions is expected
to improve the intersection.



COMMUNITY ISSUE

4. The situation at the

6

.

intersection of Coyne Street
and Bugden Avenue will also
be worsened by this
development (4).

A further traffic problem will
be created by the proposed

1 ion on Bugden A
between Sections 341 and 342.
Traffic will enter Bugden
Avenue at a polnt where
visibility to the left is
minimazl. West-bound traffic
on Bugden Avenue will also
have a limited view of this
intersection as it rounds the
bend near Section 342, In
addition, the intersection
will be almost opposite the
off-gtreet parking for the
local veterinary clinic and
the existing walkway/bicycle
path (A).

Bugden Avenue is also made
hazardous for west-bound
motorists during a long period
over the summer months, due

to the position of the
afternoon sun (A).

Steep driveways on Bugden
Avenue create visibility
problems to motorists eatering
and leaving them (A). They
also require fast entry speed

226.

COMMISSION RESPONSE AND
DECISION

The question of traffic safety
has been given particular
attention in the formulation
of this development proposal
and the igsues canvassed in
conmunity comments have been
thoroughly examined by
Comnission engincers.

The Commigsion Ls satisfied
an increase in traffic volumes
resulting from the development
of Section 349 Fadden will

be within the capacity of the
intersection.

Similarly, sight distances
available at the proposed
intersection will be adequate
for the recommended speed
limit on Bugden Avenue.
Vehicle movements from the
veterinary clinic are very
limited, and should not pose
a safety problem. The
intersection”s optimum
location is that proposed,
and the numbers of cars and
people in the area should
ot cause difficulties.

This situation arises in any
street with a western
orientation. The volume of
addicional traffic on Bugden
Avenue however will not be
so large as to significantly
add to the problem,

Motorists using Bugden dvenue
will need to adjust their
driving to suit prevailing
conditions. The level of
addicional traffic will not
materially alter existing
conditions.




COMHUKRITY 1ISSUE

8.

9.

10.

11,

-

Parked carg are another hazard
on Bugden Avenue. Because
of the steepness of driveways
guests and some owaers are

inclined to park on the street

rather than use available
parking space in driveways
A)e

Buses dropping off and picking
up passengers add to the
traffic hazards on Budgen
Avenue (A).

There is no pedestrian access
on the north side of the
road, because of the steep
£all of the land (A).

Reintroduction of
construction vehicles into

a reasonably well-established
area will create a new
traffic hazard. Construction
traffic will be distuptive,
dangerous and an assault on
the residents” privacy (A,
B).

2217.

COMMISSION RESPONSE. AND
BECISION

There are curreantly no
parking restrictions on
Bugden Avenue. Should
residents feel, however,
that on-street parking is
causing an undue safety
hazard, the Department of
Territories could be
approached to consider some
form of parking
restrictions.

Bus traffic is a normal
component of distributor
road traffic throughout
neighbourhoods in Canberra.
The Coumission will
endeavour to improve
facilities for pedestrians.

The Commission has examined
the provision of a footpath
on the northern side but
unfortunately the fall of
the land and the
construction of driveways
do not permit the
construction of a path on
the north side.

The effects of construction
craffic relating to land
servicing will extend over
perhaps 12 or 15 months.

It is unavoidable that some
construction traffic will
be using access roads in
the area, and 1f a problem
emerges, temporary traffic
control measures can be
considered. The Commission
has examined whecther it
would be feasible to
provide temporary access
for construction traffic
from Erindale Drive.
However on the grounds of
traffic safety that access
should not be provided.



COMMUNITY ISSUE

12. A5 the new developument will

14,

not be within reasonable
distance of a bus route,

- traffic problems will be

exacerbated as many residents
would not consider catching
a bus a viable alternative
to car transport(A).

Driveways and retaining
walls take off right from
the kerbside so that it is
impossible to walk on the
north side of Bugden Avenue
and ir will never be possible
to provide a footpath on that
side of the road (4). Parked
cars force pedestrians onto
a busy road (6).

The proposed pedestrian
access point to the
development is on a very
dangerous bend on Bugden:
Avenue (191).

228,

COMMISSION RESPONSE AND
DECISION

We are unable to say at
this stage whether ACTION
will service the additiomal
development.” The
development in Section 349
will however be within
reascnable walking
distance of existing ACTION
services.

The Commission acknowledges
that a footpath cannot be
provided on the north side
of the road because of the
topography and the presence
of driveways.

Sight distances at this
polat are considered to be
adequate, and the
comparatively low volume of
vehicle and pedestrian
traffic is unlikely to
create conflict.
Alternative access

points have been re~
considered on site in the
light of community
comments, but were not
considered to be better
than that originally
identified and the location
proposed is the safest.




COMMUNITY ISSUE

B. SERVICES

1. It is understood that Bugdea
Avenue east of Partridge
Street is too narrow for
buses to negotiate. This
means that residents of the
proposed subdivision will

be forced to walk a kilometre
or more to the nearest bus
stop or use their cars (A).
Consideration does not appear
to have been given as to how
the new development is to

be sexviced (B). The bus
service problem will escalate
as the need for school buses.
and other forms of public
transport grows (21).

Significant land releases
1in recent months will reduce
the quality of the services
available in this part of
Tuggeranong. Gowrle shops
are having difficulties
providing groceries for
Fadden residents(3).

The Department of
Communications intends to

do nothing about the poor
reception of TV and FM radio
in the area. New residents
would have poor reception
and the resulting huge
antennas will be ugly.

229,

COMMISSION RESPONSE AND
DECISIOR

Bugden Avenue has a reduced
pavement width between
Courtice Close and Welsby
Place. The Commission
considers that all of

Bugden Avenue is capable of
use as a bus route, and
should be developed as

such. However, 1if the
current policy of mnot
providing a service continues,
the Commission would ensure
that prospective lessees were
informed (prior to the
auction) that bus services
were not provided on Bugden
Avenue adjacent. to the site.
(Also refer: to Issue Al2
response.)

The Fadden shops have
recently been opened. With
the opening of the Chisholm
major shopping centre, the
district will be well provided
with the necessary shopping
and other community
facilities. The recent
opening of Erindale has also
contributed significantly to
the availability of major food
shopping opportunities in the
area. )

The quality of TV and radio
reception is for the
Department of Communications
to consider.
Notwithstanding this the
Commission is examining
whether and how the probleds
of reception can be
ameliorated. The -
Commission’s design and
siting policies control the
appearance of TV antennae.



COMMUNITY ISSUE.

4. The proposed development is
located at the most
1solated position from the
nearest utilities (17).

5. The Fadden school is not large
enough for the extra
development (191).

C. SITE PROBLEMS

l. A large proportion of the
subdivision site is very
steep, This will create
problems of ercsion snd
runoff. Large amounts of
soll and other debris will
be deposited on roads (A).

2. The water table is very close
to the surface, and this will
exacerbate the problems of
erosion and runoff (A).

230.

COMMISSION RESPONSE AND
DECISION

The highest point of the
proposed development is
within reasonable distance
from the Fadden

ghops/primary school and the
strong pedestrian connections
will considerably assist
access.

Projections of Fadden primary
school enrolments indicate the
possible need for one additiomal
temporary classroom module on
the site. This would not be
unduly disruptive to the school
and is standard practice in most
primary schools to accommodate
the short period of peak
enroluents.

The Commission acknowledges
that. some parts of the site
will require careful attention
to planning design and
construction techniques. Of
primary concernr in the
development of such techniques
is the minimisation of erosion
and runoff. This is reflected
in the design through

-the position of roads to
minimise soil disturbance
~the use of retention ponds
during construction

-the retention of vegetation
where possible.

¥t must be said however that
the land is quite capable of
development.

A geotechnical study has
indicated chat subsurface
conditions can be catered for
in the engineering design.

A further more detailed study
is to be carried out prior to
actual site servicing to ensure
the final engineering design
i3 satisfactory.




COMMUNITY ISSUE

3. An NCDC technical paper
suggests that a slope of 20
degrees is excessive for

residential developmenty yet °

significant areas of the site
have a slope greater than

20 degrees. Nonetheless the
Commnission appears to
believe that problems
experienced elsewhere will
not eventuate on this
site(a).

4. Residents of blocks on steep
slopes in Fadden have. had
difficulties with underground
streams. Section 349 has
the  potential of providing
future buyers with similar
costly and annoying problems
of drainage (6). any
alteration to the underground
water flow by new, development
could be to the detriment
of established homes.

Manmade "slip areas” could
also be created (183).

5. One respondent requests
advice on the current policy
re‘development on hills.,

He understands that there

is a limit placed on the
level of development on hills
(192).

COMMISSION RESPONSE AND
DECISION

Although because of
topographic irregularities
there are localised areas

‘in excess of 20° slope,

these amount to about 0.3%
of the area. 'In general
the development site does
not exceed the 20° glope
criteria.

The Commission will be
seeking to satisfy itself
that. the potential for
problems referred to 1is
ninimised., As noted
elsewhere, further
engineering studies will be
carried out to ensure that
development work minimises
problems of underground
water seepage. Potential
purchasers will be advised
of existing site conditions
prior to purchase.

The Commission”s policy is
to retain major open space
buffer zones and hill
reserves between the town
urban areas. The edge of
development is determined
by local planning
conditions including such
factors as limitations on
economic water supply and
sewerage facilities and
other related constraints.
The' development proposal
reflects this policy.

231.



COMMURITY ISSUE

6. The higher parts of Fadden
already have very low water
pressure. As many parts of
the proposed subdivision are
even higher, water pressure
will be even worse. This
would cause problems of
garden maintenance and
increase the danger of fire
damage in a susceptible area
(26).

AESTHETIC AND ENVIRONMENTAL
oMECTIONS

1. The area is a beautiful plece
of natural landscape which
enhances the environment
around Fadden. It is pockets
of matural landscape like
this that make Canberra the
place it is (A).

The subdivision will be
visually intrusive and will
dominate the appearance of
the suburb (A). The symmetry
in the level of house roofs
will be broken up by pocket
development higher up (B).

232.

COMMISSION RESPONSE AND
DECISION

A new water reservoir is
1 ded to be const ]

to service the development.

The extent of the

development is small in
comparison to the hill
reserves and open space

which surround the
development to the north,
east and west. The extent of
the proposed developed area is
gome 28 ha of approximately
500 ha, ie about 6%.

The planning and design of
the site including the

placing of special

development conditions, is
intended to result in

minimal visual intrusion.

As much of the development
will occur along narrow valleys,
and the higher slopes will not
be developed, it is intended
that the development be
sensitive to the existing
landform. The plan has been
amended in the light of
community comment to minimise
visual intrusion, and proposed
additional landscaping will
further reduce the iwpact.

—



COMMUNITY ISSUE

3.

4,

S.

If Section 349 is developed
wany people will lose a.
recreational area within
walking distance of their-
homes. All year round,
children and adults use this
area and the surrounding
hills for walking and
exploring (A).

The water retention pond on
Bugden Avenue is used
extensively by the local
children and will become
polluted due to servicing
and subsequent occupaticn

(a).

Construction works required
for development will destroy
wildlife that lives around
the poud which is used by
kangaroos for water, and is
a home for wild ducks and
tortoises. This area should
not be disturbed (A, B).

The wildlife will vacate the
arez. The small pond at the
top of the development is

a poor substitute for the
existing pond (5). The
continued existence of the
kangaroos and birdlife will
be jeopardised by the

proximity of the development.

to the new pond (11),

COMMISSION RESPONSE AND
DECISION

The Commission acknowledges
this concern of residents.
The area was'identified
for housing when. Fadden
vas being designed, and

it is perhaps uanfortunate
that it was not developed
at the same time as the
rest of the suburb.
However, 'in arder to
facilitate continuing
enjoyment of the natural
beauties of the nature
reserve, the development
plan provides excellent
pedestrian links through
the housing area to the
large open space and
reserve areas beyond.

The possible effects of
construction will be
temporary and will be
rectified at the end of
the construction period.
In the longer term, the
pond 1s expected to become
a pleasing water feature,
able to be enjoyed by all
residents.

it 18 expected that any
adverse effects on wildlife
will occur only in the
short term. The additional
pond proposed, once
established, should
function in a similar
fashion to the existing
feature, allowing kangaroos
and"other native animals

to come down to drink
undisturbed by any traffic

' or other hazards.

233,
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7.

COMMUNITY ISSUE

The level of traffic noise on
Bugden Avenue is already very
high and will {increase
significantly on steep grades.
Existing houses are not
protected from noise by extra
set-backs (11).

New development will subject
residents to noise,
disturbance and dust problems
(15).

There is no way that the axea
can be developed without
destroying its aesthetic
qualities along with a good.
portion of the habitat of
the existing wildlife.
Accordingly, the statement
referring to taking
cognisance of the
“enviroumental sensitivity"
of the site is nonsense
(185).

Can residents. be assured that
another ugly water tank would
not be necessary if the
proposed development were

to proceed (193).

234.

COMMISSION RESPONSE AND
DECISION

The level of traffic noise
generated satisfies planning
criteria for suburban roads.
The additional traffic should
not cause these criteria to
be exceeded.

The construction period
should last for perhaps 12-15
months and most effects will
be contained on site although
there will be some
unavoidable impact on
residences in the immediate
vicinity.

The Commission believes that
the development proposal
displays significant
environmental semnsitivity for
a residential development.
Whilst we do not pretend to
asgsert that all ecological
values can be protected every
effort will be made to
protect the environment.

An additional water reservoir
will be necessary to serve
the developuent. It will be
& small reservoir and its
location and size together
with appropriate landscaping
means..it will be

unobtrusive.




COMMUNITY ISSUE

E.

COMMISSION NOTIFICATION OF
DEVELOPMENT PROPOSALS

Adequate notification of the
proposed development has not
been provided. to residents
who will be directly and
substancially affected by
the development of Section
349, The letter drop by the
NCDC to "all residents who
will be affected" covered -
only sections of Bugden
4venue and Appel Crescent
and ignored all the streets
leading off Bugden Avenue,
particularly Chataway
Crescent, many of whose
residents are within 100m

of the proposed development
(A). All residents who use
Bugden Avenue, or walk
through the bushland, will
be equally affected, and
should have been notified.

Signs erected on the north
side of Bugden Avenue have
clearly indi{cated that the
vast majority of Section 34%
had been set aside for open
space, recreation and nature
reserves. The only sign
indicating resideantial
development is ou the cormer
of Appel Crescent and Bugden
Avenue. This sign gives
hardly any indication of the
will almost completely cover
Fadden Hill (3). The original

COMMISSION RESPONSE AND
DECISION

The area was proposed for
housing in the original
design of Fadden as.was ..
indicated in the sale
documents for all

residential leases in the
vicinity.The area now proposed
for residential development
is materially smaller in
fact than originally
designed, in order o
minimise the impact of
development. There will be
200 blocks instead of 300,
and the area has been resduced
from approximately 44 ha to
less than 28 ha.

Letters were delivered to over
140 residences in the
vieinity advising of the
proposals and providing a
contact telephone number.
Subsequently, the period
for public comment was
doubled to allow wide
community comment. More
information kits were made
available, and the project
planner was also available
for interview.

The draft proposal was also
advertised in The Canberra
Times.

Signs placed on development
sites by the Commission are
intended as an indicatien
of future development.
Details of the proposed
area were contained in the
sale documents before
leases were sold and
intending residents could
have sought whatever
information required from
the Commission. As well,
the handout plaas for
Fadden made available on
request to anyone including
those interested {n buying land
in the suburb, indicated the

23%xtent of



COMMUNITY ISSUE

3.

sign here mentioned only
medium density developaent,
which most residents assumed

was restricted -to-the-area--- -—--

between Appel Crescent and
the pond (26). This is
followed by a sign indicating
“Open Recreation" (sic) oumly
20 wetres further on. These
two signs together gave the
impression that most of the
area was to remain as it s
with a housing development
adjacent to Appel Crescent
(4)s A sign indicating "Mt
Wanniassa - Canberra Nature
Park" on the eastern side

of Section 349 has since been
removed (A). Whether
intentional or not, the signg
are misleading (5).

Until 11 July 1985,
presumably the only public
document showing the proposed
subdivision was the .
Commission”s suburban block
and section map. As many
home buyers bought from
builders, they would not have
consulted this map (26).
Notice of development prior
to the first land auction,
before intending residents
could assess the present
state of the road system,
could in no way be accepted
as satisfactory (34).

236.

COMMISSION RESPONSE AND
pEemIN

propogsed development. The
"Mt Wanniassa - Canberra -
Nature Park" sign was

erected by-the-Department- - - --

of Territories
approximately two years
ago, and was removed about
one year ago.

We understand that the
"nature park" sign was
placed just to the east
of the arvea reserved for
the Section 349
development, on the
entraace to a corridor
giving access to the nature
park. The Coumission
acknowledges that the
juxtaposition of these
signs was unfortunate.

Distribution before the
£irst land auction of the
Commission”s handout plan
for Fadden is comsidered
to be a valid means of
indicating the Commission”s
land use intentions, and
it is generally accepted
as such by intending land
buyers. It is unfortunate
that buyers are not always
made aware of nearby
development iatentions by
vendors. However, this
information was and is'
always freely available
from the Commission.




COMMUNITY ISSUE

4

i.

2.

Handout information made
available to residents from
31 August 1985 onwards could
be misleading. At first
sight {t could be presumed
that the only housing that
was proposed was that
ind{cated by the drawing of
a dwelling . This is not
so. Also, a plan attached
to the information sheet has
comparative areas which are
not compared on the same
basis. One is a proposed
development area, which
includes an area to be
determined, and the other
is proposed residential
development (183).

GOVERNMENT HOUSING

There should be no government
housing on the new
development. Blocks could
fetch a premium price and
this source of revenue should
not be foregone (7).

Respondent was verbally
advised by the Commission
that no governument houses
would be built in Fadden,
and would not now appreciate
his investment discounted
by nearby government housing

237,

COMMISSION RESPONSE AND

- BECISTON

The "Indicative built form"
plan indicated areas where
differing development
conditions would operate.

The "information sheet"
plan indicated earlier
intentions compared with
the current development
plan.

In order to promote a
knowledge aand understanding
of the proposals both the
Tuggeranong office staff and
the project plaaner were
available to answer quescions
regarding the plans.

The area "to be determined"
is not proposed for housing
but will be for community
uses.

The Commission”s long established

policy is to provide for
a proportion of public
housing in all new
developments, subject to
certain planning criteria.
No decision has yet been
made as to whether
public housing will

be provided in the new
development.

No undertaking has been
given by the Commission
to withhold government
housing from Fadden and
we have no record of any
informal advice.



COMMUNLTY ISSUE

G.

1.

2

3.

DESIGN CONSIDERATIONS

The proposed placing of-an
informal play area on the
corner of Bugden Avenue and
Appel Crescent is
inappropriate., Children are
attracted to water and to

COMMISSION RESFONSE AND
DECISION

Traffic levels.on.the
access road in question are
considered unlikely to
cause unacceptable traffic
safety problems. However
the Commission has reviewed

locate an access road b

the proposal in the light

the play area and the pond
is creating an unnecessary
danger (8).

Traffic problems can be
alleviated to some extent

by providing a road from the
north-west tip of the
proposed developument to
Erindale Drive, along the
route of existing electricity
poles, and another from the
north~east corner of the
proposed development to: Long
Gully Road. Extra costs of
road construction would be
recovped in the prices paid
for the land. A4ccess for
emergency services would also
be improved (11).

Additional exit roads would
aot alleviate the traffic
problem as residents of
Fadden and Macarthur would
use them as shortcuts to
Woden and North Canberra
(23).

of the concern expressed,

and has relocated the
children”s play faeility to
an area adjacent to the pond.

These advantages are
acknowledged; the
Commission has examined
possible alternative road
access and the combination
of traffic flow effects,
economic feasibility, and
environmental impact rule
out a direct link to
Erindale Drive.

The Cowmmission agrees with
the comment.

238.



COMMUNITY ISSUE

4o

The area around the pond,
identified-as recreation-
space in the NCDC suburban
plan made available in
1981/82, has been reduced
from that originally
depicted, particularly at

the western end. The
original shape of the
recreation area did not allow
for a road entry at the
western end of the
developuent. Respondent
therefore believed that any
road would have had to access
the development from Appel
Crescent, However, the area
excised from the recreation
area is to be used for a road
that has been "shoe-horned"
to fit, There should be oo
western exit to Bugden
Avenue, other than that
already available through
the lower, eastern portion
of Appel Crescent. (25).

The houses closest to Bugden
Avenue will have their back
yards facing Bugden Avenue,
presenting unsatisfactory
views to existing residents
(26).
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COMMISSION RESPONSE AND
DECISION

Boad access. onto Appel Crescent
would create-an -inferior design
in terms of traffic access and
{gpacts. The location of the
new {intersection is tightly
constrained by the pond and the
proximity of Appel Crescent.
However, it has been carefully
designed to minimise the effect
of headlights on the existing
house opposite.

The open space/recreation area
near the pond has been increased
in gize, from 1.l to 2,5Ha,
whilst the extent of housing has
been decreased from 44 to
27.54a, compared to the areas
marked on the Fadden handout
plan.

In p to ity

the developuent plan has been

modified to incorporate low density
cluster housing in these areas, for

which special development

conditions will apply to maximise
the aesthetics of the development
when viewed from existing housing

near Bugden Avenue.



COMMUNITY ISSUE

6.

8.

Respondent”s home was sited
open to Section 349, and the
solar design, with large
areas of glass on the
northern side, will mesn that
houses iun the new development
will look directly into
living and sleeping arveas,
(When this house was builc,
there was a sign oppesite
indicating "Mt Wanniassa,
Canberra Nature Park".)
Respondent”s. home design will
be turned from an asset into
a liability {f development
goes ahead (26).

If the development is to.
proceed, the new wildlife
watering pond should be
constructed as soon as
possible so that the animals
becowe familiar with it
before they are driven away
by development (oral
suggestion).

A further consideration 1s
the rocky nature of the
terrain which would
necessitate blasting in site
preparation. There 15 a
distinct possibility that
damage would result to the
already established
residences in very close
proximity to the proposed
development (142}.

COMMISSION RESPONSE AND
DECISION

Please see the comments
on Page 13.

The extent of the current
proposal 13 less .than that
shown on the Fadden handout
plan.

Landscaping works adjacent
to Bugden avenue will
lessen the visual
intrusion.

It is intended that the
additional pond will be
constructed prior to the
main project.

Any blasting necessary
would be carried out under
procedures which have been
developed over a period
of time for blasting in
the vicinity of existing
residential development
elsewhere in Canberra.




COMMURITY ISSUE

9.

1.

The draft development plan
indicates the intention to
carry development-of blocks
up to the ridge, particularly
in the north-west area of

the site. A more acceptable
design would be to restrict
the development to well below
the existing ridge line, with
a backdrop of natural bush
and unspoilt hillocks (151).

omHER

It is particularly
frustrating to realise that
a drop in house value (due
to overlooking) will most
likely be accompanied by a
large increase in rates, due
to the prestigious nature
of the new development (26).
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COMMISSION RESPONSE AND
DECISION

There will not be any
"akyline" -effects when
viewed from-the existing
housing in Fadden, and the
development will not be
visible from the other
side of the ridge.

Overlooking is not likely
to be a problem because
of the considerable
distance between the
existing houses and the
proposed development and
because there will be a
landscaped buffer zone.
There 18 no reason to
believe that there will
be any adverse effect on
property values.
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1.

3.

4,

RECOMMENDATIONS BY RESPONDENTS

In the light of the issues.
raised and the serious nature
of the problems that the
proposed development wauld
bring to residents, it is

req d.that. the, d
development of Section 349
Fadden be abandoned (A).
There are plenty of flat
areas that could be developed
(185).

It is hoped that some of the
issues raised may give cause
to review the size of the
new Fadden residential
developnent (3).

A respondent who did not
object to the development
per se consldered that 200
blocks are excessive and will
place. greater pregsure on
craffic (7).

As an alternative to housing
development, facilities for
reereation should be provided
on the margins of Section
349 (186).
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Development of the

site will cater for a
particular sector of

the housing market,

Further, the ,
development of sites

for 200 dwellings is
significant in

terns of the

Commission”s current

land development

programme. There are

not plenty of flat

areas that could be -
developed Lnstead. ,
The opposite is true.

The current.
development proposal
i3 significancly
gmaller than earlier
plans indicated ,
majinly as a result of
consideration of
igsues such as those
raised in communitcy
comments.,

The question of
traffic impact has
been very carefully
considered as
indicated elsewhera..

Fadden is already well
catered for in terus
of recreation, eg the
Pines area, the hill
reserves.
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FADDEN SECTION 349 DEVELOPMENT PROPOSALS
COMMENTS ON NCDC RESPONSES TO ISSUES RAISED BY THE COMMUNITY

A. Traffic and Safety ISsues.
1. Narrowness and carrying capacity of Bugden Ave.

Perhaps the traffic accident records are currently favourable
because conditions are so bad that most drivers proceed with
extreme caution, particularly between Dash Crescent and
Sternberg Crescent. It only needs one reckless driver to
cause a fatality ~ with a combination of narrow road, curves,
cars parked on road, no footpath on north side and many
children walking long distances to buses.

2. The NCDC agrees that traffic volumes will exceed the Commission’s
guidelines. The intersection is already inadequate for the
volumes of traffic in the morning peak period.

3. The Commission agrees that sight distances to the west are
limited at the intersection of Sternberg Crescent and Bugden
Ave (a major factor in the problem detailed at 2 above).

There is no parking at this intersection outside of private
property. " There are also no plantings near the intersection.
It is difficult to know how the duplication of Erindale Drive
(surely intended to speed up traffic flow) will result in

a reduction of speed into Sternberg Crescent. It will be

a most interesting engineering exercise.

I am totally unconvinced that the department can improve
this intersection. Proof that that is possible should be
provided before approval is given for the development proposals.

4. I am not satisfied with this response. The objection might
be met if the Isabella Drive extension was completed, and

it effects on this intersection observed, before a decision
is made.

5. I am impressed with the confidence the NCDC places in Canberra
drivers.

6. ?his response is totally fatuous. Doubling the traffic flow
is stated not to add significantly to the traffic hazards
on a narrow, windy, road going up and down hill.

7. This response is also fatuous. Is there to be minimal traffic
from the new subdivision even though it will have no reasonable
access. to a bus route?

8. @gain, this response shows a gross disregard to the real
issues. Is it really being proposed that houses built on
such severe slopes that residents frequently chooses not
to attempt to park in their blocks should have "no parking”
signs outside of them, or both sides of the road? If so,
where will their visitors park?

9. The Commission Offers to improve conditions for pedestrians.
How? ;n 10 it admits no new footpath can be constructed.
Is this a serious promise or an empty, misleading, statement?
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10.

11.

12.

13.

14,

B.

1.

2.
3.

The NCDC agrees. that nO'footpath is possible on the north
side of Bugden Ave, meaning that there must be a much greater
than usual flow of pedestrians across Bugden Ave, in both
directions, at peak hours.

Again the Commission seems to assert that all problems

are either temporary, of little substance, or easily resoluble.
Comments like "if a problem emerges®, *temporary control
measures can be considered", are typical.

Land servicing may only take 12-15 months but housing
consultation will probably extend over five more years,

if the experience to date in Fadden is repeated.

NCDC may be unable to say whether ACTION will service the
development. Until now ACTION has refused all requests

for improvement on extension of the bus service along Bugden
Avenue because of safety considerations with the current
level of traffic flow. Safety considerations would be worse
with the development.

The development will extend a kilometre or more from the
nearest bus stop, using the nearest route. That is not
reasonable access, particularly not for school children

as, for some, over half of that distance will be along
Bugden Ave, with a heavy traffic flow at peak hours.

The Commission acknowledges that there are already real
problems, and hazards, for pedestrians but plans to put
those pedestrians at much greater risk.

The proposed site of the access road may be the safest available
but there will not be a low volume of vehicle flow nor of
pedestrian traffic.

Services

ACTION buses will not travel east, in Bugden Ave, beyond
Partridge Street because of the narrowness of the pavement.
It will be poor consolation to children on the estate to
know that there is a special clause on the buses. Obviously,
only two car families could afford to build here.

Shopping facilities do now seem adequate.

I understand that a new TV relay will be installed to improve
reception in Tuggeranong.

The highest point is an exceedingly long distance from Fadden
Primary School, well over lkm, and children will all have

to cross Bugden Ave, with no under pass, and go up a long
steep incline.

The use of portable classrooms, as a deliberate policy,
is not acceptable.

Site Problems

The NCDC is confidant that land development is possible.
Experience in other areas of Fadden - eg Appell Crescent

and Fihelly Street - indicate that serious unexpected problems
are encountered in this type of development. The results

of actual feaslblllty studies should be available before
approval is given.
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5.

b.

1.

The further study should be undertaken before approval is
given. For months after a period of heavy rain a large
proportion of all aspects of the hill to the north east of
the lake is awash with surface water.

In view of the quality and reliability of the other responses
of the Commission an independent survey should be undertaken
to determine what proportion of the development would be
effected by adverse slope.

The advice that the Commission "will be seeking to satisfy
itself that the potential for problems .. is minimized” is
an empty assurance. Again, an external feasibility study
should be undertaken. Buyers should not have to enter a
lottery and hope that their block will be alright.

No comment.

One can only hope that the new reservoir is not as conspicuous,
dominating and unsightly as the one built recently adjacent
to Karralika.

Aesthetic and Environmental Objections

This is an utterly fatuous response. The development will
dominate the valley. The 500 ha is over the hill from Fadden.
This response is par for the course in being true but totally
misleading.

Special conditions have been impossible to police and implement
elsewhere. Why will it be different here? Even standard
conditions have been breached on the north side of Bugden

Avenue regarding driveways. Hence the impossibility of providing
a footpath.

Where are the narrow valleys in this development. Most of

the area to be developed is very prominant and elevated.

The amendments to the place have been minimal. The road

layout is unaltered.

The Commission must be kidding if it expects people who now
wualk from the area south of Bugden Ave to walk to the other
side of the development to reach the open space on the other
side of the mountain. (Mt. Wanniassa).

I cannot conceive how the runoff into the dam can be controlled
so that the current ecology of the dam will be maintained,
or so that it will remain unpolluted and fit for paddling,
and even for sailing wind surfers. The feature is already
enjoyed by all residents. Some more directly than others.

The wildlife, at the other pond etc, will be close to a much
smaller group of people than is now the case. Currently
kangaroos are often within 50 metres of a large length of
Bugden Avenue and are observed, with pleasure, by many people.

Without the views of an outside consultant being obtained

the NCDC can make such a claim, unchallenged. It may be
interesting to request the evidence they have for their claim.
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8.
9.

1.

3.

F.

5.
6.

The construction period, including house building, will extend
over at bast 6 years, taking current experience in Fadden
into account. There are still areas of Bugden Avenue where
there is no footpath on either side of the road because houses

are still being built.

No further comment.

It would be desirable to view details plans for the new water
tank so that an independant judgement can be made. Certainly
the other water tank at Fadden is an outrageous monstrosity.

Commission Notification of Development Proposals

The suggestion that the development has been reduced from
300 to 200 is new. In the Canberra Times, the NCDC stated

it had been reduced from 400 to 200.

Surely, at least one

can expect consistan%a. Which is the txrue figure and how
he

has it been reached?
this just a guess?

re are the original plans, or is

I disagree with both the dates concerning, the nature park
sign — it was there vwhen we looked for houses in June 1983

and was not taken down until mid 1985.

Also, I would debate

the location. It was almost opposite the Veterinary surgeon's

residence.

The signs were misleading. The NCDC cannot absolve itself
It was not unfortunate,
it was misleading. There never was any sign, east of the
Recreation Reserve sign, indicating that the area was for

of responsibility in that matter.

future housing development.
No comment.
No comment.

Government Housing

It would be inappropriate to build low cost housing where
there is no ready access to a bus service.
expect allocation of government housing to be based on the
condition that it was available only to two car families

{or one car for a one-parent family).

Design Considerations

The probliem is still not addressed.

One could hardly

Only the play ground

equipment has been moved. The informal play area remains

as it was.
No comment.

No- comment.

I am pleased to note that, in spite of all the difficulties,

the road has been carefully designed.

of all the houses affected will agree.

No comment.

Obviously the objection has been
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ignored.

Hopefully the residents




‘ 7. No comment.

8, No comment except that I hope my insurance, or that of
NCDC, covers my damages.

9. No comment.

H. Other

1. No comment.

Recommendations by Respondents
1. I disagree with the response.

2. I don't believe that any notice has been taken of the major
objections. The responses are a whitewash.

3. No more comment.
4. The accessible hill reserves are virtually going to disappear.
NOTE: There is no comment about the extensive fill areas in

the area proposed for development. These will add to

all the other problems encountered.

Special comment concexning NCDC claim to have reduced the
plan _from 400 to 200 units (as claimed on 3.3.'86)

On 3.3.'86 the NCDC representatives claimed that the original

plan for this subdivision was for 400 houses, and that it has

reduced this to 200, even though Bugden Ave was built to cater
for the larger number.

I doubt the truth of this statement. Certainly the revision
of plans during 1985 did not include any reduction (at all)
in the number of dwellings.

If the statement is true then. it represented a total disregard
for the safety of persons using Bugden Avenue, and was extremely
poor planning. -

It can be presumed that 400 dwellings would have resulted in

an additional 4000 traffic movements a day in Bugden Avenue.

With 200 units, and an additional 2000 movements, the NCDC

agrees that its guidelines will be exceeded by almost 30%.

With 4000 movements the guidelines would be exceeded by about

80%, taking no account of the hilly terxrain and the curved

course of Bugden Ave, and the hazardous juxtaposition of intersections
of Sternberg Crescent with Bugden Ave and Erindale Drive.

Is the NCDC lying or simply incompetent as a planning authority?
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| MeFhail Rlace, . :

: FADDEYN, AV.Y. 2‘.
3

22nd ¥arch, 1986.
Mr. B, Norday, Ly
-Secretary -
Standing Committee on the 4.C.T.,
Parliament House,
CANBERRA, A.C.7.

Dear Sir,
RE, PROPOSED DEVELOPMENT - .
SECTION 349, FADDEN.
c- I understand that the proposed development of tﬁis area

is soon to be discussed by the Parliamentary Standing Committee on
the A.C.T.

As an early resident, a rate payer of the A.C.T. and an
Australian taxpayer I strongly support the development of the area
as proposed. . .

_My position is based on the following:

The area has always been identified as
for residential development. iy wife
and I were among the first residents in
the adjacent area and have always besn
aware that Section 349 was to be
developed as a residential area,

The broader comsunity, including the
taxpayers of Australia, cannot continue
to bear the costs of extending trunk
services such as roads (alone in the
order of §400,000-3600,000 ger kilometre),
water, sewerage, drainage and electricity
to provide alternatives to such develowv-
ments,

The taxpayer cannot afford to forego the
capital investment already made in vroviding
such services to Section 349 {Trunk Services
in Fadden were designed with sufficient
capacity to meet the demands of Section 349).

The taxpayer cannot afford to forego the
Capital return that the sale of the land
represents,

As a ratepayer I cannot afford the eroding of
the rating base that the land repressnts,

The development will ensure the viability of
the local shop and so enable ther to provide
a better service to the whole cormunity, not
to mention school and other community
facilities,

The further the city expands, the greater
the costs of administration (extra running
of buses, increased subsidies, increased
cost of garbage collection, district nursing
services and a w¥hole host of "community
services"). With the imminent introduction

of local government it is about time the 250,




." '

\ The "problem"” of traffic in Bugden Avenue is a
red herring. If it is dangerous it is the
residents whé make it so. £ people obeyed
the 60 Kmh. spged limit there would be no dangsr,

The "wild life" argument is also spurious.
The area involved is 28 hectares. The
reserve to the north, 470 hectares.
Further, if this argument was to be
seriously considered, no development
would have taken place in Tuggeranong

at all. I have observed "wild life® in
the Valley over a period of 35 years!

- My wife and I are not recent arrivals in Canberra with
an axe to grind., My wife was born here and I have lived in
Canberra since 1947. I have been involved in the building
development, housing industry all my working life. I have spent
years working in the public housing area, and more recently in the
Lease Mangement Area of the Department of Territories. I am
continually amazed that such small pressure groups as the Fadden
Residents Action Group can have such a bearing on the lives of
others, by removing a choice of where they may care to live, as
well as on the administration of the Ciiy., Invariably the costs of
meeting the demands of such groups is met by others. This has
got to stop. B

yours faithfully,

'//",'....
T, C. LOVE,
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79 Chataway Crescent

FADDEN ACT 2904

PH: 917430 (h).
492380 (w)

24 March 1986

The Secretary -
Joint Committee on the ACT

Dear Sir/Madam,

We are writing to you in relation to the Fadden
development section 349. In recent months there has been much
opposition to the proposed development. We however support the
developrient and would like to put forward our comments.

One of the roles of the NCDC is to provide and plan
future land for housing in the ACT. We believe Fadden is a unique
suburb and that section 349 is a prime location. We as many other
people have made plans on the basis that this development will go
ahead and consequently support it.

We beljeve the proposed development has sufficient open
space and endeavours have been made to preserve many of the trees
now existing. It is important that the aesthetics of the natural
environment remain an issue in the debate. Building convenants to
ensure housing blends in with the natural surroundings should be
enforced. Underground power should also be provided to all sites,
this again would help minimise any obtrusive structures. The
development of the dam and surroundings as a recreation area
would also enhance the sub division.

The issue of bush fire hazard has also been raised,
again we believe that with adequate fire trails being provided
along with the careful maintenance of long grass the event of
bush fire damage would be minimized. This iSsue need not be
different to any other housing in the ACT backing on to reserve
land. .

The traffic problems along Bugden Avenue seem to be the
major issue at this stage. The problem with traffic congestion
along Bugden Avenue has eased since many house owners have -
completed their driveways and no longer park their cars on the
road. This problem can be further alleviated with parking
restrictions being enforced during peak hour periods. The
intersection with Bugden Avenue and Sternberg Crescent in our
opinion is adequate. During peak hour traffic in the morning the
longest we have had to wait is approximately two minutes. This is
quite acceptable and in many cases is shorter than the wait at a
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set of traffic lights. With the scope for improvements at this
intersection, the control of a large truck that parks near by and
the completion of the eastern parkway we feel that it will
improve the situation.

In conclusion we support the proposed development of
section 349 and hope that some of the issues mentioned would
provide a more balanced opinion and would speak for the people
who support the development.

Yours sincerely,

ARTHUR LAGOS YOLE LAGOS
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Furthermora, 1 doubt the soundness of attempting %o sits .
dueflings on much of the 3rsa proposed because of {ts staapnass. I
saa examples of the ei¢isting problems rasulting from building on
very staep land zhar, each morning, as I uait for my bus in Bugdan
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T believe the Fadden resiients action group has i{nvitad you to
inzpmct 4hi{s arez next ueex. I hops you uill ba abla to convince
the MCDC of the folly of develosing Section 343 on the scale which
they currently proposa, for the rea2sons I have outlinad abowa.

Yeurs s (n:erala{,
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15 Chataway Crescent,
Fadden. 2904.
A.C. T,
24th March, 1985,
frs R. Kelly,
Chairperson,
Joint Parliamentary on the A.C.T,
Parl{ament House,
Cdnberra, A.C.T " .

Dear Mrs Kelly,
It is my understanding that your committee meets on
March 27th and ane of the matters to be discussed is the N.C.D.Cs
propensal to develop Section 349 in Fadden.

I would be gratetul if you formally accepted the attached submission
and brought {t to the attentian of your committee for discussion at  ap
appropriate time during the meeting an March 27th.

yours sincerely.
Kevin and Lynne Audslaey

Lo PR V
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This prnpcfsal by the N.C.D.C to.develop Section 349 in Fadden will
mean the destruction of a beautiful area of bushland, create traffic
hazards during construction and leave a continuing legacy_ of traffic
mavement.s increased by some fifty per cent, The responses to residents
objections by the N,C.D.C are at best patronising and at warst is

misleading.

Much is made of “enviromental sensitivity” in the planning of this
Section, but the claims do not bear careful scrutiny. To guote from the
draft development plan, "the retention an_d. supplementing of existing
healthy trees®., This sounds fine except for two significant facts: 1)
There are no tree preservation ordinances in the A.C.T and there is
nothing to prevent anyone destroying existing trees and certainly no
onus an any one to plant more. In pur experience of building, there
seem to a preference for a "scarched earth" policy as a matter of
course, There is nothing to prevent that happening in Section 34%9.

2) I have been informed that the
type of trees growing in that valley will be unlikely to survive the
pressures of urban development, with its a&ttendant changes in the
area’s eco system, and they will die. It seems that no matter what the
draft development plan states, there are no guarantees to the

continuing health of existing flora.

The N.C.B.C asserts that the area was axwa);s identified for
residential development. I this is so hnﬁ does one reconcile the
signposting of the area. As you pass the Appel Crescent intersection
you see 3 sign that denotes the area as set aside for residential

development, then a sign at the water control pond that denotes

retreation space.
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Until some twelve months ago, another sign further along the road named
the. area "Mt Wanniassa Nature Park*. This sign has subsequently been
taken away. With the area signposted like that, I feel the N.C.D.C has
been at best incompetent and at worst misleading. No patronising
comment that the placing of the signg was ‘unfortunate” can change

that. Those signs were there for some years.

Also, the wildi{fe Iin the area will suffer, We enjoy the sight of
kangaraos drinking from the pond, the sound of cattle lowing across the
valley, or even a brown snake making his way across the read. This s
good for our mental health. It is why we settlied here. However, with
increased urban development, this rural atmosphere will be lost, and
the claim of hEVing "enviromental sensitivity” and that ‘"every effort
will be made to protect the enviroment” is just so much claptrap. What
they say they want to protect they are destroying forever. Of course
these are the same sensitive souls whd wanted build out the Lanyon
Homestead and property., Section 349 is being offered in return for
saving Lanyon., We think any person with any sensitivity would leave
them both almne. Does anyone want the A.C.T to become one big suburb
with no open bushland? This is the 1logical conclusion to these

developmental plans of the N.C.D.C.

There is no proper response to the praoblem of increased traffﬂ; £low
in Bugden avenue. Traffic movements will {ncrease some fifty per cant
if the development goes ahead, yet there is no coherent plan to cope
with this. The Commission even acknowledges that segments of Bugden
Avenue will have traffic movements above the optimal +or safety., This
is not good enocugh. If section 349 was so earnarked for development
then why were Fadden’s streets and intersections not designed to cope

with the eventual population?
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Also of great concern, and further evidence of the CDmmiséinn's poor
planning, is the propesed siting of the actess road of Section 349 on
Bugden Avenue. This wbuld have to be the most dangerous place for it to
be, right on the apex of a sharp bend. That is, the very place where a
vehicle rounding the curve would be very difficult to control in the
event of having to brake heavily to avoid a vehicle coming out of that
access road. Of course, having the sun in your eyes ﬁnuld not help
either, The N.C.D.C's contention that "sight distances available at the
:;npused intersection will be adequate for the recommended speed limit”
is simply not true. We urge the committee to inspect the site for
themselves, Another aspect of this to be considered is that the people
living appesite the propused intersection will have car lights shining
into their home during the night, This is a cruel thing to ﬁo to people

who built before a road was even planned.

The N.C,D.C claims that only six per wzent of the site will be
developed. That may be true but that six per cent is nearly one hundred
per cent of the area that residents are currently using +or
recreational purposes. The suggestion that the pine forest is a
suitable recreational area shows the N.C.,D,C's insensitivity., This area
has been recently logged and other engineering work is taking place in

{t, At present it is not a true recreation area.

_Havxng lived in the suburb when parts of it were still being built,
we do not look forward to the disruption to our lives i+ development
starts. Once again there will be trucks to negotiate, noise, workers
cars blogcking the st;eet and dirt to look forward to. The Commission's
response that "there will be some unaveidable impact on residences in

the immediate vicinity" i completely unsatisfactory. It is
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unacceptable to subject residents to the disturbance and noise of a
major engiqeertng project, Then after development tomes the building.
Thus residents face at least two aor three years disturbance to their
way of life. Work of this kind should be completed long before anyone

was living in the suburb,

We believe that this proposal has been badly planned and
disadvantages existing residents. We therefore urge the committee to
not allow the residential development of Section 349 Fadden. Let {t

remain the nature park {t was originally sign posted.

Kevin and Lynne Audsley
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Variation No 16

VARIATION 16

CALWELL, Sections 786; 787: Additions and délétions to thé
Plan to provide a road off Were Street, Calwéll to énablé
the area to be developed as a Group Centré containing a
shopping complex and associated uses. The variation 3lsé
includes minor adjustments to the present reservation of
Were Street to complement the proposall
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CALWELL: SECTIONS 786, 787 ~ ROAD ADDITIONS AND DELETIONS ‘
1. Purpose

This praposal in south east Tuggeranong provides for a road
off Were Street, Calwell to enable the area to be developed
as a Group Centre containing a shopping complex and
associated uses.

Some minor adjustments to the present reservation of Were
Street are alse included to complement the proposal.

2. Background

Calwell Sections 786 and 787 are located in the district of
Tuggeranong immediately east of the Calwell residential area
currently being constructed and just south of Johnson Drive,

The site is in accordance with the Tuggeranong Braft Pelicy
Plan which was prepared following a reappraisal of the
location of retail sites in south east Tuggeranong in 1983.

At this time Were Street was realigned to minimise the impact
of traffic on Calwell residents and the community use area
was moved further to the south east.

3. Length
The length of the proposed road is approximately 270 metres.
4. Estimated Cost

The estimated cost for road construction, hydraulic servicing
and landscape for this proposal is $280 000..

5. Existing Development

The site is bounded on the north by the Johnson Drive road
reservation, the north-east and south-east by a major and
minor fioodway respectively and generally on the west by the
reservation of Were Street.
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Proposed Development

The proposed variation will permit the development of a major
shopping centre of approximately 5 000 square metres gross
floor area to meet the needs of the future residents Tn the
locality. The shopping centre is to be developed as a
Private Enterprise Raw Land Package under a Deed of
Agreement, The final details of layout and conditions have
thus yet to be finalised.

Other uses generally associated with a centre of this size
comprising a service station, fast food outlet, ta;ern other
non-retail commercial uses of approximately 2 000m“ and
several sites Tor service trades uses will also be
established to serve the population.

Approximately 350 carparking spaces will be provided to cater
for the demands of the centre's users.

An area south of the access road and adjacent to Were Street
is reserved for community uses normally associated with a
centre of this size, including a Health Centre, Child Care
facility and Community Hall, Carparking for these facilities
will be provided on site as part of each development.

Particular Planning Considerations

The proposed road commences "at the existing roundabout in
Were Street, near Johnson Drive, and rejoins Were Street,
Just short of the pedestrian underpass and floodway between
Sections 787 and 790.

The layout and location of the access road caters for the
expected vehicle and pedestrian movements to and from the
centre.

The minor additions and deletions to the Were Street
reservation are required to provide g satisfactory verge
treatment to the approach to the centre.

Environmental Considerations

The alignment of the proposed road and the reservation of the
Tland adjacent to Were Street for community uses was so
determined to retain a number of mature eucalypts on the
site.
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Public Consultation ) .

No pubiic consuitation has been carried out other than that
required in the gazettal process. There are no residents in
the vicinity of the proposal.
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CALWELL: Sections 786 & 787 - Road Additions & Deletions
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m‘ National Ca‘p(tai Development Commission

220 Northbourne Ave,, Canberra, ACT. G.PO. Box 373 Canberra 2601, Australia
Telephone: (062) 468211 Telegrams: Comdev Canberra  Telex: 62673  Facsimile: 476980
All correspondenca to be addressed lo The Secretary and Managet
In reply plessa quoe: - 85/1396

. B.Nesbitt:pd

Dear Mr Noxdin

During the Committee's hearing on the

87th Series of Variations, the Commission
undertook to update the information concerning
the release of "up market" land to include
0'Malley.

The additional information is included in
the attachment.

Yours sincerely

PETER LEONARD g
ACTING SECRETARY 'AND MANAGER

4 April 1986

Mr Bjarne Nordin
Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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x National Capital Development Commission

220 Northbourne Ave, Canberra, ACT. GFO. Bax 373 Canberra 2601, Austalia
Telephone: (062) 468211  Telegrams: Comdev Canberra  Telex: 62673  Facsimile: 476580
All correspondence to be addressed to The Secretary and Manager
in reply please quote: 85/1396

B.Nesbitt:pd

Dear Mr Nordin

During the Committee's consideration of the
87th Series of Variations, the Commission
undertook to provide additional information
about traffic estimates expected to be
generated as a result of the development of
the eastern section of the golf course estate
(Variation 14, Kambah Section 7).

The attached traffic estimates are based on
the completion of Athllon Drive to

Learmenth Drive (éstimated completion
mid-1987) and the full residential development
of the eastern section of the estate

(203-243 uriits).

The existing traffic flows (E) and future
flows (F) at the respective intersections
are as follows:

Boddington/Bateman 900 VED
2000-2200 VED
6500 VPD

Boddington/Carleton
7600-7800 VPD

9100-9300 VPD

Boddington/0'Halloran 3300 VeD
No change
500 VPD
1300-1450 VPD

E

F

E

F
Boddington/Drakeford E 8000 VED

F

E

F
Learmonth/Vansittart %
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Vansittart/0'Halloran E 3200 VED
F No change

Yours sincerely

PETER LEONARD
ACTING SECRETARY AND MANAGER

3 April 1986

Mr Bjarne Nordin

Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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220 Northboumns Ave, Canberra, ACT. G.PO Box 373.Canberra 2601, Austrfid
Tefephone: {062) 46 8211  Telegrams: Comdev Canberra  Telex: 62673  Facsimiler 4769B&
All correspondence to be addressed-to The Secretary and Manager.
In repty pleasa quot: 85/1396

B.Nesbitt:pd

Dear Mr Noxdin

During the Committee's consideration of the
87th Series of Variations, the Commission
undertook to provide a written response to
the matters raised in the objection lodged
by Ms Helen Brewer relating to Variations

7 and 8.

No comments are considered necessary with
respect to the statements made in paragraphs

Paragraph 4: Both Variations 7 and 8 will
increase vehicle traffic across the
pedestrian/cycle routes which Ms Brewer
mentions, This is the inevitable fact with
a more developed Town Centre. However, the
"conflicts" are at an acceptable level and
do not even remotely resemble the scales of
activity in Civic and Woden, The designs
will allow for safe pedestrian access.

There is a need for associated work with the
Aikman Drive variation to achieve improved
traffic management measures at the Cameron/
Chandler Streets intersection. This may be
either in the form of traffic signals or a
different "give way" priority at the
intersection.

Paragraph 5: It is suggested that if there is
a general deficiency in the adequacy of safe
bicycle storage and access at Cameron Offices,
the Department of Local Government and
Administrative Services should be asked to
identify 'the deficiency and take appropriate
action which may involve the Commission.

2/

2n



2.

Parxagraph 6: Ms Brevwer's observations are
matters for the Department of Territories
and the Police to attend to.

Paragraph 7:

1) The intersection will need modification
as recognised above

ii) There are three basic reasons for the
extension of Swanson Court and its
relationship with the community centre:

a) the new section of road will
provide a convenient and safe set
down/pick up facility for this
development which includes a
children’s occasional and day care
centre and recreation facilities;

b) the new road section also provides
convenient access to all the
facilities of the centre, a number
of which are served by separate
entrances for their self-contained
activities;

c) the new section provides access to
short stay carparking which will
serve not only the patrons of the
community centre but also those of
the library and commercial develop~
ments on Section 54.

The new road section generally improves
circulation and access to the development of
Section 54.

The intersection with Chandler Street is
considered safe and no in conflict with the
vehicle lay-by near the interchange.

..W37.
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There will be short stay (2-hour) parking
measures implemented on Chandler Street for
senior citizens, library users, etc.

_Paragraph 8: It is acknowledged that by some

oversight Section 48 was not identified on
the map when it was referred to in’ the
briefing notes. Its location is indicated
on the map attached to this letter.

Paragraph 9: Emphasis is not entirely in
favour of the car. There is a wmodern bus
interchange at the heart of the Town Centre.
The attached map also illustrates the
penetration of cycle paths into the Town Centre.
Footpaths will be developed and upgraded as
other developments are completed.

. Yours sincerely

i laguord

PETER LEONARD "
ACTING SECRETARY AND MANAGER

2 April 1986

Mr Bjarne Nordin

Secretary :
Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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National Capital Development Commission

220 Northbourne Ave,, Canberra, ACT. G.PO. Box 373 Canberra 2601, Australia
Telephone: (062) 468211 Telegrams: Comdev Canberra  Telex: 62673  Facsimile: 476980
All correspondence to be addressed 1o The Secretary and Manager.

iy RO QsE g5 11396

Dear Mr Nordin

During the Joint Committee's consideration of the
87th Series of Varlations the Commission undertook
to provide additional information in relation to the
width of road pavements at the Jennings development
at Bruce and the Murrumbidgee Country Club
development at Kambah.

The pavement widths at Bruce are:

Jaeger Circuit 5.5m

Portus Place 5.0m

Weatherburn Place 5.0m
eaef2
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The proposed pavement widths at Kambah are:

Stage 1 (Area off Kambah Pool Road)
Entrance road -~ divided dual carriageway - 6.0m each
Internal Roads - 7.5m

Stage 2 (Area off Learmonth Drive)

Learmonth Drive extension - 9.0m
Entrance Road - divided dual carriageway - 6.0m each
Internal Roads - 7.5m

Yours sincerely

PETER LEONARD
ACTING SECRETARYAND MANAGER SECRETAR MANAGER

10 April 1986

Mr Bjarne Nordin

Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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x National Capital Development Commission

220 Northbourne Ave, Canberra. ACT G.PO. Box 373 Canberra 2601, Australia
: (062) 46 821 Comdey Canberra  Telex; 62673 Facsimie: 476980
All correspondence to be addressed to The Secretary and Manager

Ry Beq 8571396

Dear Mr Nordin

During the Committee's consideration of the §7th
Series of Variations the Commission undertook to
provide additional information in relation to
population projections for Variation 14 - Kambah
Section 7.

The population estimate for the Murrumbidgee Country
Club is based on the expected number and type of
dwelling units in the complex and the predicted
average occupancy of each dwelling. The occupancy
rates are derived from the NCDC's Chisholm-
Richardson Survey (1984) and reflect the rates
expected in a newly developing suburb in Canberra,

Number of Average Est.
Dwelling Type Dwellings Qccupancy Popn.
Townhouse 145 2.1 305
Standard House 71 3.1 220
Cluster Houses 179 2.6 465
TOTAL 395 990

Yours sincerely

PETER LEONARD t:; f

ACTING SECRETARY AND MANAGER

1 April 1986

Mr Bjarne Nordin

Secretary

Joint Committee. on the AGT
Parliament House

CANBERRA  ACT 2600




x Nationat C'apital Development Commission

220 Northbourne Ave,, Canberra, ACT. G.PO, Box 373 Canberra 2601, Australia
Telephone, (062) 468211 Telegrams. Comdev Canberra  Telex 62673 Facsimie' 476980
Al 1o be addi to The tary and Manager

In ruply preas quote: 85/1396
B.Nesbitt:pd

Dear Mr Nordin

During the Committee's consideration of the
87th Series of Variations, the Commission
undertook to provide additional information
about the proposed housing development

relating to Variation 6 (Bayles Place deletionm).

This site is an important part of the north-west
housin% areas which form the northern flank of
the Belconnen Town Centre and which interface
with the lake foreshore parklands. The .
intention is that the development on this site
takes full advantage of the close proximity

to the Town Centre and its facilities, the
north-easterly aspect of the site and the lake
views. A higher density housing development
with provision for smaller sized apartments is
proposed to achieve the maximum benefits of the
location offered by this site.

It is proposed to release the site later this
year in order to meet the continuing market
demand for medium density housing in Belconnen,
and also to use part of the site to provide

20 aged persons' units as part of the public
housing programme for 1987/88. The proposal is
to provide 120 to 150 units consisting of
approximately 70 townhouses and 60 flats and
including 20 aged persons' units. The aged
persons’ units will be designed as an integral
part of the overall development but will be
handed back to the Commonwealth on discrete
and independent blocks of land.

a2/
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The development will take the form of medium
to low rise buildings ranging from single
storey bulldings closest to the lake foreshore
(which will include the aged persons' units) to
a maximum of six storeys on the higher land
adjacent. to Joynton Smith Drive. This form of
development stepping down in scale as it
approaches the lake will provideé a look outlook
for all apartments and avoid. the problem of
having large overscaled buildings right on the
lake foreshore. The attached drawings indicate
the nature of the proposed development.

The development will be served by road access
from Morell Street. The Bayles Place access
is not required and has therefore been

recol ded for degazettal. This allows for
better site utilisation and a more satisfactory
integration of development with the lake fore-
shore environment,

The site-will be auctioned to a single
development, The development will be responsible,
under a Deed of Agreement, for the design and
construction of Morell Street and the adjoining
public parking area, and for undertaking the
landscaping of the adjoining public open space
including the lake foreshore. The area between
the lake edge and the development will remain

as public open space.

Yours sincerely

(toc

PETER LEONARD
ACTING SECRETARY AND MANAGER

2 April 1986

Mr Bjarne Nordin
Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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x Natlonaﬂ Capital Development Commission

220 Northbourne Ave, Canberra, ACT. G.PO. Box 373.Canberra 2601, Australia
Telephone: (062) 468211  Telegrams: Comdev Canberra  Telex: 62673  Facsimile: 476980
All comespondence to be addressed to The Secretary and Manager

In reply pleasa quote: 85/1396

Dear Mr Nordin

During the Joint Committee's consideration of the
87th Series of Variations the Commission undertook
to provide updated cost information relating to the
development of Section 349 Fadden.

The total cost of servicing the site is
approximately $6m at current rates, which a breakup
of figures as follows -

M

Roads 1.09
Water Supply 1.24.
Stormwater 0.55
Sewerage 0.57
Electricity Reticulation 0.33
Other Works, Fees, 2.19
Administrative Costs etc. e
$5.97m

An additional $250,000 would need to be included in
the total servicing costs if there was a requirement
to construct a roundabout at the intersection of
Bugden Avenue and Sternberg Crescent ($100,000), a

eeo/2




footpath on the northern side of Bugden Avenue
($30,000) and to widen the loop road within the
development ($120,000).

Yours sincerely

Ddeshogecondd

PETER LEONARD
ACTING SECRETARY AND MANAGER

10 April 1986

Mr Bjarne Nordin

Secretary

Joint Committee on the ACT
Parliament House

CANBERRA  ACT 2600
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m National Capital Development Commission

220 Northboume: Ave,, Canberra, ACT. G.PO. Box 373 Canberra 2601, Australia
Telephone: (062) 46 8213 Telegrams: Comdev Canberra  Telex: 62673  Facsimie: 476980
All corespondence to be addressed to The Secretary and Manager.

inreply please auate: ~ 85/1396

Dear Mr Nordin

During the Committee's consideration of the
87th Series of Variations, the Commission.
undertook to provide a list of streets which
have existing driveways that are as steep

as or steeper than those in Bugden Avenue,
Fadden.

The following streets contain examples

Fadden Rawlings Place
Aland Place
Fihelly Street

Chapman Titheradge Place
Simmons Place

Lyons Barrow Place

Yours sincerely

‘ !
bl
e
PETER LEONARD |
ACTING SECRETARY & MANAGER

7 April 1986

M? Bjarne Nordin

Secretary

Joint Committee on the-ACT
Parliament House

CANBERRA. ACT 2600
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m National ?apital Development Commission

220 Northbourne Ave, Canberra, ACT, G.PO. Bax 373 Canberra 2601, Australia
Telephone: (062) 468211  Telegrams: Comdev Canberra  Telex: 62673  Facsimile. 476980
All comespondence lo-be addressed to The Secretary and Manager.

Inreply plaase quos: 85/13G6
Dear Mr Noxdin

During the Committee's consideration of the 87th
Series of Variations the Commission undertood to
provide additional information in relation to
Variation IS5 (Section 349 Fadden).

The information requested is contained in
the Attachment.

Yours sincerely

PETER LEONARD (6
ACTING SECRETARY & MANAGER

7 April 1986

Mr Bjarne Nordin

Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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VARIATION TO THE PLAN OF THE CITY OF CANBERRA

FADDEN SECTION 349

At the 87th Series of Variations to the Plan of the

City of Canberra the Parliamentary Joint Committee of
the ACT raised a number of matters upon which they
required further information in their consideration of
the proposal to vary the plan of Fadden Section 349, 1In
addition there were a number of issues raised in the
evidence provided to the Committee for which there is
additional information which may help the Committee in its
deliberations. The information on these topies is set
out below.

Existing Problems on Bugden Avenue

. Site distance for users of driveways .

A number of driveways on Bugden Ave, particularly

on its western section,suffer from sight distance
problems associated with the steepness of the land,
the structures built by householders to allow garden
construction and, in some cases due to landscaping

in the verge areas. In locations such as this it

is very difficult to avoid these deficiencies. They
are usually brought about by the householder electing
to trade off a safer vehicle entrance/exit for a
particular front garden effect. This is an acceptable
trade-off provided that it is recognised that special
care ig required for the on-going use of those
driveways. Similar conditions exist in other cities.For
the NCDC to adopt an approach where it insists on
individual householders meeting strict engineering
sight line standards for their own driveways is.
regarded as going too far in terms of bureaucratic
control.

. Footpaths along Bugden Avenue

Bugden Avenue has restricted footpaths. The lack of

a path along the western edge of the western section

is a particular problem. An assessment of the potential
to provide a footpath along this section has been carried
out. It is not possible to build a standard 1.2 metre
footpath in this location; too many retaining walls

and driveways have been built within the road reservation
to allow a full width sidewalk. However, it is possible
to build a path which will allow pedestrians to move

...2/ 286.
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safely along this side of the road. In part it will
be narrow and in other locations it will need to be
warped to accommodate driveways which protrude on
various levels right to the road edge. It will
nevertheless be a path easily trafficable by
pedestrians thus removing the main danger of walking
on the road in conflict with vehicles. If the
Committee considers it would materially improve pedestrian
safety and amenity and the Commission is of this view,
then lt':‘he Commission would be willing to construct such
a path. .

Parking on Bugden Avenue

Parking does take place on-street at various locations
on Bugden Avenue. On the western section the road is

9m wide. This width is just adequate to permit parking
where thelorizontal geometry of the road requires a
double yellow centre line. However, when parking does
occur it requires the motorist to take special care.

On the eastern section of BugdenAvenue where the road

is only 7.5m wide the lack of a double yellow centre line
over any extensive length means that significamt impediment
to traffic does not occur frequently. Where and when
parked. cars do have some impeding affects it is expected
that motorists take special care.

In some instances parking occurs on the footpath. This
practice is illegal and itself creates a dangerous
sit\;ation with pedestrians being forced to walk onto the
road. .

Bugden Avenue/Sternberg Crescent Intersection

The NCDC's description of traffic conditions at the
intersection have been obtained by numerous site visits
during both peak and off peak periods. In additiom,
surveys were carried out on Tuesday 11 March 1986 and
Tuesday 25 March 1986. They showed
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Tuesday 11 March 1986

Time Period Maximum gﬁeue on Bugden Ave
(Vehicles

7.41 to 7.58 am
8.05 - 8.22 am
8.25 - 8.42 am
8.42 - 8.58 am

[ - R Y- )

16.30 -~ 16.47 pm
16.47 - 17.04 pm
17,04 - 17.21 pm
17.21 - 17.38 pm
17.38 - 18.00 pm

S W N U

Tuegday 25 March 1986
Time Period Maximum Queue on Bugden Ave

7.35 - 7.52 am 5
7.52 - 8.09 am’ 8
8.09 - 8.26 am 11
8.26 - 8.43 am 14
8.43 - 9.00 am 7

16.31 -16.48 pm
16,48 -17.05 pm
17.05 -17.22 pm
17.22 -17.39 pm
17:39 -17.55 pu

oW N

Traffic on Bupden Avenue

The existing traffic on Bugden Avenue between
Sternberg Crescent and Coyne St varies from a peak

of approximately 3100 vehicles per day at the end
nearest to Sternberg Crescent down to approx.2400
vehicles per day over the stretch approaching Coyme St.
Both of the above traffic flow levels are well within
limits generally regarded as most satisfactory for a
distributor road with residential frontage.
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Accident Rates on Bugden Avenue

An investigation of the traffic accident report

on Bugden Avenue indicates that over the relevant
section including the main intersection with Stermberg
Crescent and Coyne Street there are 7-8 accidents per
year. All of these have only involved property damage
and no personal injuries. At the intersection of
Bugden Avenue and Sternberg Crescent the annual rate

of accidents is notably low: approximately 1l per year,

a figure very much lower than would normally be expected
from that intersection with those levels of traffic.

The Future Condition on Bugden Ave- with Development
of Section 349

. Future Traffic Flows

The proposed new development on Section 349 will
generate approximately 200 vehicle trips per day.
These trips will all access the development via
Bugden Ave. However, contrary to the residents
view not all will traverse the section approaching
Sternberg Crescent. It is estimated that traffic
will use both Bugden approaches giving future traffic
volumes of 4700 vpd and 2800 vpd on the two highest
trafficked sections ie on the approach to Sternberg
and the approach to Coyne St. respectively. Some
re-distribution will take place with the advent of
the Eastern Parkway. This would result in the above
traffic flows changing to 4400 vpd and 3100 vpd
respectively. A number of other distributor roads
in Canberra carry similar volumes of traffic. Two
examples are Chuculba Crescent Giralang with approx.
4550 vpd and Maribynong Ave, Kaleen with approx.
5100 vpd.

. Sternberg/Bugden Avenue Intersection

The analysis of the future traffic at this
intersection has indicated that the intersection has
sufficient capacity to cater for the peak flows
without changing the existing form of give way
control.

In view of the Tuggeranong Residents Committee's
concerns regarding the necessity for control of the
intersection and the Jolnt Parliamentary Committee'’s
request for an evaluation of the options a further
investigation into the intersection has been undertaken.
The conclusions are:



. Traffic signal control of the intersection is
inappropriate for reasons of off-peak delays to
users when traffic flows are at very low levels
which warrant no active control

. A roundasbout should be introduced which would
effectively give priority to the Bugden Avenue
traffic exiting onto Sternberg Crescent over the
main westbound flow on Stermberg Crescent. A
drawing showing this proposal is attached (fig.l)

The roundabout would allow safe movements with
minimal delays on all approaches and would

reduce some of the uncertaintities which motorists
on Bugden Avenue currently feel when attempting

to enter Sternberg through the higher speed traffic
from Erindale Drive and the heavy morning traffic
from the east. It would cost an estimated $100,000.
Its effective and safe operation would be dependent
on ensuring adequate visibility on the approaches.
No parking of heavy vehicles on verges as currently
occurs could be allowed.

The Commission believes that in cost benefit
terms the expenditure would be worthwhile. It
would be technically feasible and would go a
long way to reduce or eliminate the objections
held by residents towards the effects of the
proposed development on traffic. The Commission
would be willing to commit construction of the
roundabout before any construction was to begin
on land servicing of $.349.

Erindale Drive/Sternberg Crescent Intersections

It was mentioned during the NCDC presentation that it

was proposed to adjust the intersection between Erindale

Drive and Sternberg Crescent to reduce the speed of

traffic entering Sternberg. A drawing showing these

changes is attached. The residents indicated that this

change meant that this would simply bring the intersections
with Erindale Drive and Bugden Avenue closer together. This

is not so and can clearly be seen on the drawings (Figs. 2 & 3)

Senator Reid sought advice on the operation of traffic
indicators for vehicles leaving the intersection of
Erindale/Sternberg Crescent. A survey undertaken in

the past few days indicates that approximately 2% of
vehicle indicators do not cancel immediately they
straighten up after leaving the intersection as it is
currently laid out. Under the conditions proposed the turns
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through -the intersection will be much more severe;

the radius of the curve between Erindale Drive and
Sternberg Crescent is being reduced from 50m radius

to 20m radius. Vehicles negotiating these curves will
therefore be much more likely to have turned through
sufficient curvature to increase the likelihood of a
trafficator correcting itself after the vehicle is
straightened up. The 27 failure rate referred to above
is likely to reduce. By how much, it is not possible
to say with any certaintly because some vehicles may
have defective self cancelling mechanisms. However, the
provision of a roundabout at the Sternberg/Bugden
intersection will slow traffic and reduce the danger.

Bus Services

Concerns regarding the provision of a bus service to
both the proposed new development and to the outlying
parts of the existing area can be at least partially
overcome by several actions the NCDC could take.

The collector road in the proposed new subdivision
could be widened from the initially proposed 7.5m
carriageway to a 9m wide carriageway.

This width is acceptable to the bus drivers and
ACTION for the operation of buses. This would allow
a bus service to operate up Bugden Ave from Sternbexg
Crescent, enter the proposed new subdivision, circle
through via the collector "loop" and then return via
Bugden Awe.to Sternberg Crescent or Partridge St.

The eastern section of Bugden Avenue which is currently
7.5m wide does not support a bus service. The bus
drivers contend that parked vehicles in a road of this
width make it unsatisfactory for bus operations. The
banning of parking on one side ( the side furthest
away from the houses probably) would provide sufficient
width for bus operations to take place.

291. -



. J ol
70 AN
. . . & ’ s,
Q"lD ‘maf 158-C' 2 sealing disé !
M’ LoLe l}:ghhale‘ 83871 7 ¢

s
~

P,
ts
~
"
<
AN
e ;
P | 3
N ..
. oor
i Lo
: 539 H
. 5%y
T
28

3 L 0%
204 R
5 N




EXISTING G

\\

2

T PROPOSED
FIGURE 3 -




- E .
x National Capital Development Commission

220 Nortbourne Ave. Canberra, ACT. " GO Box 73 Canberra 2601, Australa
Telephone: (062) 46 8211 Telegrams: Comdev Canberra  Tefex: 62673  Facsimie; 476980
All correspondence to be addressed to The Secretary and Manager.

1n reply poase quote: 85/1-396

Dear Mr Nordin

During the Committee's consideration of variation 16
of the 87th Series of Variations (Sections 786 and
787 Calwell) the Commission undertook to provide the
Committee with the release date for the Calwell
Group Centre.

The Commission proposes that the Calwell Group
antre site be released for development in September
1987.

Yours faithfully

Lo (2omardl

PETER LEONARD .
ACTING SECRETARY & MANAGER .

7 April 1986

Mr Bjarne Noxdin .
Secretary

Joint Committee on the ACT
Parliament House

CANBERRA ACT 2600
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